Planning Commission
Agenda

Tuesday, October 20, 2026 at 7:00 PM
27400 Southfield Road, Lathrup Village, Michigan 48076

A HERITAGE OF GOOD LIVING

10.

11.

12.

13.

Call to Order

Roll Call

Pledge of Allegiance

Approval of Agenda

Public Comment for Items on the Agenda

Approval of Meeting Minutes

A. Planning Commission Regular Meeting Minutes September 15, 2026

PublicH

A. 289

earing

39 Southfield Road Special Land Use Application

Old Business and Tabled Items

New Business

A. Master Plan First Draft Initial Discussion

General

Communication

A. Virtual Planners Gathering - Oakland County Training

Public Comment

Other Matters for Discussion

Adjourn
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Planning Commission
Minutes

Tuesday, September 15, 2026 at 7:00 PM
27400 Southfield Road, Lathrup Village, Michigan 48076

A HERITAGE OF GOOD LIVING

1. Call to Order at 7:02pm

2. Roll Call

Present: Abraham, Clarke, Hillman, Robinson, Nordmoe, Grewer, Hammond

Absent: n/a

Also Present: DDA Director Janet Bloom, DDA Project Coordinator Kennedy, Attorney Baker

3. Pledge of Allegiance

4. Approval of Agenda
Motion by Commissioner Robinson, seconded by Commissioner Hammond to approve the Meeting agenda.

Yes: Abraham, Clarke, Hillman, Robinson, Nordmoe, Grewer, Hammond
No: n/a
Motion carried.

5. Public Comment for Items on the Agenda
Jonathan Tara, expressed in part: To speak up due to the audience members with hearing loss. Every 2/10
people have hearing loss.

6. Approval of Meeting Minutes

A. Planning Commission Regular Meeting Minutes August 18, 2026
Motion by Commissioner Grewer, seconded by Commissioner Abraham to approve the regular meeting minutes
of August 18, 2026.

Yes: Abraham, Clarke, Hillman, Robinson, Nordmoe, Grewer, Hammond
No: n/a
Motion carried.

7. Public Hearing

A. Artisan Manufacturing Amended Ordinance
Public comment - None

Commission Conversation:

Commissioner Hammond expressed in part, The appreciation of the language in the Ordinance.
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Commissioner Grewer expressed in part, options to pivot and comeback to if the current process is too
restrictive and stops flow of getting applications submitted

Motion by Commissioner Robinson, seconded by Commissioner Grewer to close Public Hearing on The Artisan
Manufacturing Amended Ordinance.

Yes: Abraham, Clarke, Hillman, Robinson, Nordmoe, Grewer, Hammond

No: n/a

Motion carried.

8. Old Business and Tabled Items None

9. New Business

A.

Planning Commission Meeting Change
The Commission discussed changing Planning Commission meetings from the third Tuesday of the

month to the second Tuesday to allow for a better flow and timeline for Special Land Use application
approvals. A proposal was also discussed to move meetings to the first Tuesday of the month for the
remainder of 2026.

Eric Pietsch offered the option of amending the ordinance to make the Planning Commission the final
approving authority for Special Land Use applications of all types. Commissioner Hammond asked how
often a Planning Commission recommendation has been denied by City Council within the past five
years. He noted that if the City Council typically follows the Commission’s recommendations, it may be
worth considering giving the Planning Commission final approval authority.

After discussion, the Commission decided that the meeting schedule change for 2027 will be addressed during
the November Planning Commission meeting.

B.

2026 Comprehensive Plan Update Discussion on Future Land Use and Goals/Objectives

Eric Pietsch provided an overview of the proposed updates to the Comprehensive Plan.

Attorney Baker recommended considering the Medical Overlay District and its implications for rezoning.
In particular, he discussed the proposed change from Office to Mixed Use and how current ordinances
specifically restrict certain uses to designated medical office areas.

Commissioner Hillman proposed that the area currently identified as Village Center be changed to Single
Family rather than Multiple Family. Commissioner Hammond and Commissioner Robinson later
expressed agreement with this recommendation. The Commissioners discussed the importance of
providing assurance to existing single-family property owners and their neighbors.

Attorney Baker explained that allowing Multiple Family zoning would still permit single-family
residential uses, whereas changing the designation to Single Family would not allow the same flexibility.
He also advised the Commission to avoid spot zoning and discussed the potential unintended
consequences of changing the designation from Multiple Family to Single Family.

This discussion helped the Commission identify a potential solution that recognizes and protects existing
single-family uses while avoiding spot zoning concerns and maintaining appropriate flexibility. The
proposed approach appeared to receive support from the majority of the Commission.

Goals and Objectives
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e Commissioner Hillman and Commissioner Hommond recommended adding a section specifically
addressing parks and green spaces.

10. General Communication
A. Single Family Residential in Village Center Zoning - No discussion

B. Parks & Green Space Zoning

e Commissioner Hillman referenced Grosse Pointe Park as an example when discussing parks and green
space zoning.

e Attorney Baker brought up the practical implications of establishing a green space zoning designation,
including whether such a designation would provide significantly greater protection for existing parks
and green spaces than the protections already in place.

e Commissioner Clarke thanked DDA Project Coordinator Kennedy for adding the existing Public Service
zoning definition and inclusions document. Commissioner Clarke requested that the document be
included again when this topic is discussed at a later date so that the Commission and the public can
review it as part of the discussion.

C. Site Development Status Updates
DDA Director Bloom and DDA Project Coordinator Kennedy gave an update on the status of site developments.

11. Public Comment
Jonathan Tara, expressed in part: To start thinking about water main replacement at Lincoln and Southfield.

Mentioned that we had replacement on the East water main but not the West water main, and ended by asking
where the plans were for infrastructure since the City hasn't been able to locate them.

John Sousanis, expressed in part: He's excited for the idea of a Park designation and stated that hurdles
safeguards things, expressed his opposition to the suggestion of the Planning Commission being the final
approval for special land use, and mentioned a document the Planning Commission referenced and had access
to - that the public doesn’t and that shouldn’t be the case.

Darryl Dennis, expressed in part: They're from Royal Oak, a website developer and guitarist amongst other
things, he came to share about the Recast program and advocate for the Makers Mile with the intention of
wanting to add to the arts for both youth and adults specifically music programming that compliments The
Artisan manufacturing ordinance

12. Other Matters for Discussion
e Upload the “Role of the Planning Commission” handout from Giffels Webster to the agenda packet for

tonight’s meeting.
e Include the handout as a sub-bullet under General Communication on the October agenda so that the
Commission and the public have adequate time to review the document before it is discussed.

13. Adjourn
Motion by Commissioner Robinson, seconded by Commissioner Abraham to adjourn the meeting at 9:35pm.

Yes: Abraham, Clarke, Hillman, Robinson, Nordmoe, Grewer, Hammond
No: n/a
Motion carried.
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VILLAGE Lathrup Village, M1 48075
(248) 557 - 2600
www.lathrupvillage.org

Downtown

Development

Authority
To: Lathrup Village Planning Commission
From: Janet Bloom, Community & Economic Development/DDA Director
Date: October 20, 2026
RE: Special Land Use Application - 28939 Southfield Road
Background

The Lathrup Village Convenience, Inc. submitted a Special Land Use application reviewed
during a public hearing at the August 18, 2026, City of Lathrup Village Planning Commission
meeting. It is an existing gas station convenience store which was requesting to add packaged
liquor sales to their establishment at 28939 Southfield Road.

The applicant did not attend the meeting, and the Planning Commission reviewed the application
and recommended not to approve the Special Land Use based on the grounds that it lacked the
demonstration of need for such sales at that establishment.

The recommendation not to approve the Special Land Use was presented to the City of Lathrup
Village City Council for their September 21, 2026, meeting. At this meeting, representatives
from the establishment were in attendance and did speak to the agenda item. The City Council
followed the recommendation of the Planning Commission and did not approve the Special Land
Use. It was also noted that they were operating outside of ordinance hours and that would also
need to be addressed. They are open one hour earlier than ordinance hours and open one hour
later than ordinance hours.

The applicants submitted a new Special Land Use application on September 29, 2026, adding
more data and market analysis for consideration for packaged alcohol sales at 28939 Southfield
Road.

Recommendation: The Planning Commission can make a recommendation to either support the
Special Land Use application for packaged alcohol sales or make a recommendation not to
support the packaged alcohol sales. The Planning Commission recommendation would then go
to the next City Council meeting.
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A HERITACE OF GOOD LIVING

Application for Special Land Use
Please note that information requested and the pracedure followed is pursuant to Sec. 6.2 Special Land Use and
Standards. As stated above, the Special Land Use will be necessary to allow for special uses not automatically allowed in
the zoning district. The Special Land Use application requires a Public Hearing in front of the Planning Commission.

Applicant is encouraged to be present to answer questions and speak to the business development.
Property Information

Project Name: Lathrup Village Convenience nc., Exxon station: packaged alcohol sales

Subject Property Address: I 28939 Southfield Rd., Lathrup Village, Mi 48076
| 24-14-227-051

Subject Property Parcel Number:

|Legal Description: o DUNGALOW SUB. N 231, PAT, Datand oy Roco oo o some, LOWSE LATHRIPS
Acreage: L°-3° Frontage (in feet): | 108' Dimensions: 108" x 125'
Proposed Use: Gasoline station and convenience store, adding packaged beer, wine and spirits, off premises
Current Zoning: | CV, Commercial Vehicular

Applica 0 0
Name: Lathrup Viilage Convenience Inc.
Address: | 28939 Southfield Rd,, Lathrup Village I State: | MI Zip Code: | 48076
Phone Number: | 248-860-6212 IFax:l

Email Address: zkoza@highpointeoil.com
Interast in Property: l Operator. Ziad Koza, President. Asticles of Incorporaltion attached.

*|f the applicant is a corporate or a partnership, please attach certificate from the state in which it is organized.
Property Owner Information
Beringer Investment, LLC

Name:
Address: | 29200 Northwestem Hwy., Ste. 450, Southfield lSt at e:l M I Zip Code: | 48034
Phone Number: | 248-672-7301 Fax:

Email Address: Mkoza@group10.net
Provided: Quit Claim Deed, Liber 47002, Page 299, Oakland County Records, attached
Land Use Questions

Description of Proof of Ownership

Please describe the type and nature of the business being proposed for the property you are seeking special land use
approval for. In addition please list the appropriate Class Use that the proposed business falls under:

Existing gasoline station and convenience store, operated by the applicant for approximately 12 years, adding packaged beer, wine and
spirits for off premises consumption. Class of use: establishment invelving the sale of alcoholic beverages regulated by the Michigan

Liquor Control Act, a special fand use in the CV district. Licensing: transfer of existing SDD and SDM licenses under MCL 436.1531 and
436.1533; MLCC docketed the application 8/21/2026. No on premises consumption. See attached Narrative and Statement of Findings.

SLU Application
1 Revised 3/25/2021
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Please list the following information about your hours of operation.

Waeakdays | Alcohol sales requested 7:00 a.m. to 11:00 p.m. Existing store hours 6:00 a.m. to 12:00 a.m., subject to a saparata ZBA raquest.

Woeekends | Alcohol sales requested 7:00 a.m. to 11:00 p.m. Existing store hours Sat. 6:00 a.m. to 12:00 a.m., Sun. 7:00 a.m. to 11:00 p.m.

Please list the peak hours of operation, and the maximum number of persons who will be occupying the business during
the listed peak hours (space is provided for multiple peak hours.)

Peak Hours Weekdays: 7:00-9:00 a.m. and 4:00-9:00 p.m., no change. Approx. 8 to 12 persons on site at peak.

Peak Hours Weekends: Noon, no change. Approx. 8 to 12 persons on site at peak.

Maximum number of vehicles which will be attracted to the property for which you are seeking special land | No increase
use approval:

Describe what additional requests or demands far City services there may be. Examples may be traffic regulation,
ordinance enforcement, public safety, and water and sewer services.

None. No new construction, no change to access, parking, water or sewer service. The store averages 480 transactions per day, 250
of them at the fual pumps, and the proposed use serves customers already on site rather than generating new trips see traffic
analysis, Exhibit C. Packaged sales only, with no on premises consumption, and the applicant offers a condition limiting alcohol sales
to 7:00 a.m. through 11:00 p.m. Staff will complete responsible vendor training and the register will verify age on every alcohol sale,

which limits any demand on police services.

Describe how the proposed use qualifies as a “reasonable use”. Section 2.2 of the Zoning Ordinance defines it as: A
proposed use is “reasonable” when it would be harmonious, compatible, appropriate, would not impinge unreasonably on
the value or use of nearby properties, and would not impair sound communal development as and where proposed to be
astablished. An existing use is “reasonable” when it is harmonious, compatible, and appropriate as and where
established, does not impinge unreasonably on the value or use of nearby properties, and does impair sound communal
development. Uses which are not ‘reasonable” are “unraasonable.” No use shall be deemed “reasonable” if its
establishment or actual conduct is unlawful under the statutory or common law of this state.”

The site has operated as a gasoline station and convenience store for decades under an approved site plan in the CV district, which
expressly contemplates alcohol sales by special land use. Packaged alcohol Is a customary convenience store category, sold Inside
the existing building with no change to the site, the building, access, parking, lighting or deliveries. The surrounding corridor is
commercial. The use is harmonious, compatible and appropriate where established, and it will be conducted lawfully under MLCC
licensure and Chapter 18, Article Iil of the City Code. Nothing about adding a product category inside an existing building impinges on
the value or use of nearby property. See attached Natralive and Statemant of Findings for findings on each standard of Section
6.2.10, including the quantifiable need showing under Standard H.

If the special use is granted, will the use then conform to all of the other regulations of the
Zoning Ordinance and other ordinances of the City without a need for any variances? Yes X No

Describe what, if any, activities may reasonably be anticipated to occur on the premises and in the neighborhood as a
result of the occupancy which reasonable persons or ordinary sensibilities may possibly find seriously annoying —in
particular what changes, if any, will be cbserved in the following items:

More Less Same
Noise Samg
Dust or dirt Samq
Lights, glare Sam
Odors/Fumes
Pedestrian/Vehicle Traffic
Litter/Waste/Trash

If you checked any item as more, please describe what, if any, impact you believe will result on adjacent properties.

Not applicable. No item is marked More.

SLU Application
2 Revised 3/25/2021




will the location, intensity and periods of operation proposed will cause or create a public or
private nuisance. Typical nuisance complaints associated with our business community
include, but are not limited to, those listed above as well as parking problems, lights falling
onto adjacent properties, and property appearance and maintenance. Yes X No

Please describe how you will provide for the maximum reasonable and feasible enhancement of the environment of the
surrounding area. This may include, but not be limited to, buffering, landscaping, signage, fagade, or ather site amenities
pursuant to the City's Zoning Ordinance and Design Guidelines.

No site changes proposed. The applicant will maintain the building, pavement, landscaping and lighting In good condition per the Zoning Ordinance and
Daslgn Guldelines, and offers conditions that every item be individually priced on the sheif and that approval be limited to the existing building and site plan

of record.
Site Plan Information
Is there an existing site plan on file: X Jves No Applying concurrently

If yes, when was site plan approval obtained? l Approx. 2003, site plan of record. No changes proposed.

Prapared By: Unknown. Existing site plan of record; no changes proposed.

Street Address: |Stale: Zip Code: I
Phone Number: ICell: I Fax: |

Email Address:

Application Checklist
The applicant is required to submit the following materials to the City Hall 30 days prior to the regularly scheduled date of
the Public Hearing. Failure to supply all required information will result in the rejection of the application by the

One (1) completed and signed copy of the Special Land Use application
l'il One (1) full-sized (24x36) set of the proposed or existing Site Plan
Xl |PDF of complete special land use application materials

Review Fee: $1,750

Applicant's Declaration
| declare that the foregoing answers honestly and fairly describe the nature of the proposed use to the best of my
information, knowledge, and belief. | understand that City Officials and the City Council will rely upon my representations
in processing this application and agree that any resulting decisions or approvals may be conditioned upon the use being
conducted as represented and may be voided or modified in the event any such representation may later be determined
to have been materially faults or misleading.

Applicant's Printed Name Lathrup V@;ge (Ztévenience Inc., by Ziad Koza, President
Applicant's Signature / WQ\
[Date: 4 7/ 29// 2¢
IProperty Owner's Printed Name Beringer investment, LLC, by Majid Koza, Member
IProperty Owner's Signature
Date:

SLU Application
3 Revised 3/25/2021
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Application for Speclal Land Use
28939 Southfield Road, Lathrup Village | Lathrup Village Convenience Inc.

: Exhibit Index - N

| Narrative and Statement of Findings, Section 6.2.10 standards

| MLCC historical sales records and analysis, SDD licenses L-000143175 and L-000282708
Traffic analysis

. Trade area and market analysis

| MLCC records: license transfer application and status history for 28939 Southfield Road
City of Lathrup Village records for 26727 Southfield Road: Planning Commission minutes of

TmMmoOoOO W >»

Item 7A.

| April 16, 2024 and Giffels Webster special land use review of Aprit 18, 2024
Site plan of record and current site photographs

H Proof of ownership: deed and Articles of Incorporation

| ‘ Completed application form and review fee

1]

Exhibits A through | accompany this application.

Exhibit index
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SPECIAL LAND USE APPLICATION
NARRATIVE AND STATEMENT OF FINDINGS

Item 7A.

Section 6.2, City of Lathrup Village Zoning Ordinance

Property

’ 28939 Southfield Road, Lathrup Village, MI 48076 ‘

1. Summary of the request

Lathrup Village Convenience Inc. requests special land use approval to sell packaged alcoholic
beverages for off premises consumption at its existing gasoline station and convenience store at 28939
Southfield Road. The applicant has operated this station for approximately 12 years. No new construction,
no change to the site plan, no change to access or parking, and no on premises consumption is proposed.
The request adds a product category inside an existing building.

This application is submitted after the Planning Commission declined to recommend a prior
application on August 18, 2026, on the ground that the applicant had not demonstrated need under
Standard H. The applicant accepts that finding as to the prior submission. The prior application offered a
statement of convenience and no measurement. This application answers the question the Commission
actually asked, using the State of Michigan’s own licensing and sales records, independent traffic and
market analysis, and operating data from the site.

I1. The standard the Commission applied
Section 6.2.10.H provides that establishments involving the sale of alcoholic beverages "must
demonstrate a quantifiable need for the proposed use within either the City or surrounding area.”

At the August 18, 2026 public hearing, the Commission described what that standard requires: a
metric that articulates demand in the area that is not being met by the businesses already there. The
applicant has built this submission around that definition.

II1. Standard H: demonstrated need

A. The last time a second seller entered this market, it served demand no existing business was
capturing

Until May 2024, one licensee sold spirits in the City: Vintage Village Fine Wine at 28927
Southfield Road, licensed since January 31, 2006. In May 2024 the gas station at 26727 Southfield Road

28939 Southfield Road, Special Land Use Narmative, page |

Parcel . | 24-14-227-051 |
Applicant | Ir.arthrL’lb‘Villagc Convenigncg [nc (Ziad Koza, President)
Property owner R Beﬁnger Ir'w;srméqtk,ﬂl‘,!.‘q
Zoning district - CV, Commercial Vehicular |
Existing use Gasoline station with convenience store V(S;iccial land use approved 2003 site pl#x]ij
Requested use Packaged sale of beer, wine and spirits for off premises consumptior;
Prepited by Matthew Toma, Kostopoulos Redriguez, PLLC, 41100 Woodward Ave., Suite 200,
I o Bloomfield Hills, MI 48304
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(Village Square Market, Inc., the BP) began selling under a new SDD license. The Michigan Liquor
Control Commission publishes what each licensee purchases from the State. Those records show the

following.
Twelve month period ‘ Vintage Village 7 BP | Combined
May 2023 to April 2024 (before the B?) ; $521,987 none | $521,987
May 2024 to April 2025 (aftertheBP) $493,449 $279,935 $773,384
Change , ~ down5.5% J new | up 48%

A saturated market divides. This market grew. A second outlet added roughly $250,000 per year
in sales while the established store declined by about five percent and then recovered: its calendar 2025
total of $532,994 exceeded its 2023 total of $519,234, with the second seller operating for the full year.
That is a direct, quantifiable measurement of demand that existing businesses were not meeting, in this

City, on this road.

Calendar year Vintage Village BP Combined |
2023 $519,234 none | $519,234
2024 (BP from May) $455,146 | $162,719 $617,865
005 $532,994 $339,902 $872,896
| 2026, January through July $236,027 $188,685 $424,712

These figures reflect spirits purchased from the State under each SDD license. Beer and wine
sales are not included, so they understate total alcohol demand at both locations.

B. A gas station on this corridor sustains alcohol sales month after month

Over the 27 months from May 2024 through July 2026, the BP purchased $691,307 in spirits, an
average of $25,604 per month. Sales for January through July 2026 ($188,685) are consistent with the
same period of 2025 ($190,723). The demand this use serves is durable, not a spike.

C. The demand is already on this site

' 28939 Southfield Road i{‘igﬁre
Years operated by the applicant Approximately 12
Average transactions per day 480 |
Average fuel n'énsactions per day 250
Approximate transactions per year 175,000
Distance to the nearest gasoline station selling alcohol (26727 Southfield) Approximately 1.1 miles j

Roughly 175,000 customer visits per year already occur at this property. Customers who want to
combine a fuel stop with the purchase of packaged beer, wine or spirits must make a second stop at a
separate business. The proposed use serves demand that already arrives at this site rather than generating

new trips.

28939 Southfield Road, Special Land Use Narrative, page 2
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D. Traffic and trade area analysis
TRAFFIC ANALYSIS: See Exhibit C.

TRADE AREA AND MARKET ANALYSIS: See Exhibit D.

E. The City has applied Standard H to this exact use, on this road, within the past two years

On April 16, 2024, the Planning Commission recommended approval of the same use at
26727 Southfield Road. The City’s planning consultant addressed Standard H as follows:

“The applicant’s attorney explained a more fitting term for ‘need’ would be ‘allowable quota’
or ‘absorption of the use within the community’. Since the community of Lathrup Village can
handle a convenience stove that sells alcohol, the ‘need’ is appropriate in this case.” (Giffels
Webster, Special Land Use review, April 18, 2024)

Vintage Village had then been licensed at 28927 Southfield Road for 18 years. The proximity of
an established seller did not defeat need in 2024, and the record since confirms the judgment: the
community absorbed the second seller and total sales grew. The applicant asks that Standard H be
applied consistently, and submits that this application satisfies it on a substantially fuller record than the

2024 application presented.

IV. Findings on the remaining standards, Section 6.2.10

A. Reasonable use

The site has operated as a gasoline station and convenience store for decades under an approved
site plan, Packaged alcohol sales are a customary component of convenience store retailing and are
permitted by special land use in the CV district. The use is harmonious with the surrounding commercial
corridor, which includes retail, restaurant and service uses. Nothing about adding a product category
inside the existing building impinges on the value or use of nearby property. Competition between two
lawfully operating retailers is not an impingement on property value or use within the meaning of this
standard.

B. Conformity with other City regulations

The use will comply with all City ordinances, including Chapter 18, Article III of the Code of
Ordinances, the sign ordinance, and all building and fire codes. The applicant is transferring existing
SDD and SDM licenses to this location under MCL 436.1531(22) and MCL 436.1533(8). The Michigan
Liquor Control Commission received the application on June 23, 2026, determined it complete,
completed its enforcement investigation, and forwarded the matter to the Commission’s docket on August
21, 2026. The applicant separately acknowledges that its proposed hours of operation require relief from
the Zoning Board of Appeals and has filed [or will file] that request. The alcohol condition offered in
Section V below applies regardless of the outcome of that request.

C. Location, intensity and periods of operation

28939 Southfield Road, Special Land Use Narrative, page 3

Item 7A.
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Sales are for off premises consumption only. No on site consumption, no bar, no seating and no
outdoor sales are proposed. The applicant offers a condition limiting alcohol sales to 7:00 a.m. through
11:00 p.m., the City’s standard hours of operation, which addresses concerns raised at the August 18
hearing regarding late evening and early moming sales. The use adds no new traffic: the customers are
already present. There is no basis to conclude the use will create a public or private nuisance in fact.

D. Consistency with the spirit and purpose of the ordinance

Section 1.4 of the ordinance states that it should not be construed or applied so as to exclude from
the City any reasonable use for which there is a demonstrated need within the City or surrounding area
and for which an appropriate location exists. The CV district expressly contemplates this use by special
land use. Approving a customary retail category at an existing, long operating commercial site, subject to
conditions, is consistent with sound community planning and with the City’s Master Plan goal of
supporting established businesses along the Southfield Road corridor.

E. Fair market value of neighboring lands

No physical change to the property is proposed, so there is no change in the appearance or
intensity of the site that could affect neighboring values. The only measurable evidence in the record on
the economic effect of a second alcohol seller in this City is the State sales data above, which shows the
established seller’s sales returning above their prior level within a year,

F. Site design and enhancement of the surrounding area

No site changes are proposed. The applicant will maintain the building, pavement, landscaping
and lighting in good condition and in compliance with the City’s Zoning Ordinance and Design
Guidelines, and offers a condition that every item offered for sale be individually priced on the shelf,
addressing a concern raised by a resident in the 2024 proceedings on the comparable application.

V. Conditions the applicant offers
Under Section 6.2 the approving body may impose reasonable conditions. The applicant offers
the following and asks that they be made conditions of approval.

e Alcohol sales limited to 7:00 a.m. through 11:00 p.m. daily, regardless of the store’s permitted
hours of operation, and regardless of any later decision of the Zoning Board of Appeals on store
hours.

e All merchandise offered for sale individually priced on the shelf.

o Approval limited to the existing building and the site plan of record. Any exterior change returns
to the City for site plan review.

o Packaged sales for off premises consumption only. No on site consumption.

The applicant is prepared to discuss additional operating conditions with the Commission at the
public hearing.

Note on sources: all sales and licensing figures are drawn from the Michigan Liquor Control Commission’s Alcohol
Information Management System, a public record. Figures reported under SDD licenses reflect spirits purchased

from the State and do not include beer or wine.

28939 Southfield Road, Special Land Use Narrative, page 4

Item 7A.
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EXHIBIT B

Alcohol sales data, City of Lathrup Village

Michigan Liquor Control Commission historical sales records
SDD licenses L-000143175 and L-000282708

Special Land Use application | 28939 Southfield Road, Lathrup Village .

Lathrup Village Convenience Inc.

Item 7A.
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EXHIBIT B

Alcohol sales data, City of Lathrup Village

Special Land Use application, 28939 Southfield Road. Source: Michigan Liquor Control Commission, Alcohol Information Management
System, historical sales records for specially designated distributor licenses L-000143175 (Vintage Village Fine Wine, 28927 Southfield
Road) and L-000282708 (Viflage Square Market, Inc. dba BF, 26727 Southfield Road). These figures are spints purchased from the State.

Beer and wine are not included.

1. Monthly spirits purchases, January 2023 through July 2026

== Vintage Village Fine Wine (28927 Southfield)
e BP f\fillage Square Market (26727 Southfield:

$60Kk -

$S0K ~

240k -

$30k -

20k «

$10% =

Spirits purchased from the Stale per month

a0k -

] )
jan 2023 Jut 2023

'

it A4

. BP begins sefling May 2024

,
[ A st 0%

4
far MIE et 3%

Until May 2024 one licensee sold spirits in the City. A second seller entered that month. The established seller

declined modestly and recovered, while total sales in the City rose.

2. The twelve months before and after the second seller entered

Nei\rrevm‘o’nth p&iod

May 2023 through April 2024
May 2024 through April 2025
Change

3. Calendar year totals

Caléndar year

2023 (one seller)

2024 (BP from May)

2025

2026, January through July

| Vintage Viilage
| $521,987

$493,449
down 5.5%

© Vintage Village

$519,234
$455,146
$532,994
$236,027

4. The second seller’s record over 27 months

'BP, license 1-000282708

Months selling spirits, May 2024 through July 2026
Total purchased from the State

Monthly average

_BP

none
$279,935

- new entrant

BP

none
$162,719

- $339,902

$188,685

| Figure

IE3]

$691,307
525,604

. Combined
| §521,987
- $773,384

up 48.2%

Combined
$519,234
$617,865

~ $872,896

$424,712
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’ BP, l.icgnse L-000282708
] January through July 2026
January through July 2025

5. Monthly detail

Month
Jan 2023
Feb 2023
Mar 2023
Apr 2023
May 2023
Jun 2023
Jui 2023
Aug 2023
Sep 2023
Oct 2023
Nov 2023
Dec 2023
Jan 2024
Feb 2024
Mar 2024
Apr 2024
May 2024
Jun 2024
Jul 2024
Aug 2024
Sep 2024
Oci 2024
Nov 2024
Dec 2024
Jan 2025
Feb 2025
Mar 2025
Apr 2025
May 2025
Jun 2025
Jul 2025
Aug 2025
Sep 2025
Oct 2025
Nov 2025
Dec 2025

i Vintage Village

$22,858
$35,837

. 341,322
- $39,617
$53,383

$42,299
$44,815

| $51,825

$36,084

| $34,689
§58,652

$57,852

| $36,974

$41,810

- 831,275

$32,329

- 836,530
- $30,542

$38,650
$35,146
$41,338
$40,126
$48,075
$42,351
$39,052
$37,715
$44,989
$58,935
$45,414
$42,369
$46,302
$36,569
$37,465
$46,157

- 541,106

$56,922

BP

$20,368
$16,988
$17,544
$19,446
$15,881

524,170

$24,050
$24,272
$31,303
$26,601
$29,126
$30,186
825,777
$18,657

529,072

$26,612

529,254

$30,443

| $25,960
" $36,911

Figure
$188,685
$190,723

| Combined
522,858
835,837
841,322

$39,617
$53,383
$42,299

B $44,815

$51,825
$36,084
$34,689

$58,652

$57,852
$36,974
$41,810
$31,275
$32,329
$56,898
$47,530

- $56,194

$54,592

( $57,219

$64,297
$72,125
$66,623

- $70,356

$64,316
$74,115
389,120
$71,191
$61,026

$75,374

$63,181
$66,718
$76,600
$67,065
$93,832

Item 7A.
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Month
Jan 2026
Feb 2026
- Mar 2026
Apr 2026
 May 2026
Jun 2026

Jul 2026

. Vintage Village

$27,323

- $28,410
| $33,042

$35,776
$31,055
$39,429

540,993

BP

$18,693
$22,937

- 825,681
$32,757

$25,904

- $32,925

$29,790

Combined
| $46,016
| $51,347

$58,723

; $68,532

$56,958
$72,354
$70,782

Vintage Village annual totals before monthly reporting: 2020, $738,277; 2021, $574,311; 2022, $471,038.
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EXHIBIT C

Traffic analysis

Southfield Road cotridor volumes and site trip generation

Special Land Use application | 28939 Southfietd Road, Lathrup Village | Lathrup Village Convenience Inc.
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EXHIBIT C

Traffic analysis
Special Land Use application, 28939 Southfield Road, Lathrup Village. Prepared by Kostopoulos Rodriguez, PLLC for Lathrup Village
Convenience Inc. from public data sources identified below. [DATE]

Purpose

To determine whether adding packaged alcohol sales inside an existing convenience store changes traffic conditions
at 28939 Southfield Road, and to establish the volume of traffic already passing and already stopping at the site. No
construction, no change to the building footprint, no change to driveways or parking, and no change to hours of
operation for the store are proposed.

1. Corridor volumes

Southeast Michigan Council of Governments publishes annual average daily traffic for federal aid eligible roads. The
counts for Southfield Road through Lathrup Village are as follows.

. Segment kAADT . Countyear  Basis Lanes Posted speed
gogx;t;tﬁeld Rd., through the City (MP 2.00 to 51816 2024 Observed 7 45 mph
Southfield Rd., adjoining segment north (MP
3.03 to 3.50) 67,659 2023 Observed 3 55 mph
11 Mile Rd. W (MP 3.57 10 3.81) 32,216 2024 Observed 2 40 mph
11 Mile Rd. W (MP 1.53 t0 1.69) 12,512 2023 Observed 4 40 mph

Roughly 51,800 vehicles per day pass the subject property. A commercial listing for 26710 to 26780 Southfield Road
reports "over 51,000 vehicles per day," consistent with the SEMCOG count.

2. Existing site activity
Measure Figure
Average transactions per day, all 480
Average fuel transactions per day 250
Average non fuel transactions per day 230
Approximate transactions per year 175,000
! Share of passing traffic that already stops About 1 percent

At 480 transactions per day against about 51,800 passing vehicles, the site already captures roughly one percent of
the traffic on the corridor. These are existing trips.

3. Trip generation effect of the proposed use

« The proposed use adds a product category inside an existing building. It does not add floor area, fuel positions,
parking spaces or driveways, so no capacity related change occurs.

« Off premises alcohol purchases at a fuel and convenience location are overwhelmingly pass by or captured trips: the

customer is already stopping for fuel or another item. Industry practice treats convenience store activity at fueling
locations as predominantly pass by traffic drawn from the adjacent street.

» The applicant projects no measurable increase in daily trips. Any new visit atiributable to alcohol availability would
represent a small fraction of the roughly 51,800 daily vehicles already passing the site and would be absorbed within

existing peak hour operations.

Item 7A.
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+ Peak periods do not change: 7:00 to 9:00 a.m. and 4:00 to 9:00 p.m. on weekdays, midday on weekends.

» The applicant offers a condition limiting alcohol sales to 7:00 a.m. through 11:00 p.m., which places all alcohol
activity inside existing store hours and outside the overnight period.

4. Conclusion

Adding packaged alcohol sales at this location produces no measurable new trip generation and no change in access,
circulation or parking demand. The use serves traffic that already exists on Southfield Road and customers who
already stop at the property.

Sources and limitations

SEMCOG Traffic Volume feature service, Annual Average Daily Traffic for federal aid eligible roads, counts as published for 2023 and
2024 (gis.semcog.org). Site transaction data provided by the applicant. This analysis was prepared by counsel for the applicant from
published data. It is not a sealed traffic impact study by a licensed professional engineer, and the applicant will supplement it if the

Commission requests one.
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EXHIBIT D

Trade area and market analysis

Trade area demand, supply, and unmet demand

Special Land Use application | 28939 Southfield Road, Lathrup Village | Lathrup Village Convenience Inc.
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EXHIBIT D

Trade area and market analysis

Special Land Use application, 28939 Southfield Road, Lathrup Village. Prepared by Kostopoulos Rodriguez, PLLC for Lathrup Village
Convenience Inc. from public data sources identified below. [DATE!

Purpose

To measure demand for packaged alcoholic beverages in the area served by 28939 Southfield Road, to identify the
supply serving that demand, and to quantify the portion of demand that is not being captured within the City. This
exhibit supports the demonstrated need showing required by Section 6.2.10.H.

1. Trade area

A fuel and convenience location draws from a compact area plus the traffic stream on its frontage. The primary trade
area is defined as ZIP code 48076, which covers Lathrup Village and the surrounding portion of Southfield, together

with the Southfield Road corridor itself.

Measure ZIP 48076 (primary) . City of Lathrup Village
Population 25,405 - 4,059

Households 10,558 1611

Persons per household 24 ‘ 25

Median household income k k V $§0;058 k$l()9,893

Médian age 7 : 45.0 - o ’ 750‘2 ’

Source: U.S. Census Bureau, American Community Survey 2024 five year estimites. Corridor traffic adds about 51,800 vehicles per day
(Exhibit C).

2. Demand

The Bureau of Labor Statistics Consumer Expenditure Survey reports average annual spending on alcoholic
beverages of $643 per consumer unit in 2024. Applied to households in the trade area:

Area Households x $643 Off premises at 50% Off premises at 70%
ZIP 48076 10,558 | $6,788,794 $3,394,397 $4,752,156
City of Lathrup Village 1,611 | $1,035,873 $517,937 $725,111

The BLS figure covers all alcoholic beverages, on and off premises. Because BLS does not publish the split in this
table, the analysis brackets the off premises share at 50 and 70 percent rather than asserting a single number. On
either assumption, annual off premises demand in the primary trade area exceeds three million dollars.

3. Supply

Two establishments hold specially designated distributor licenses in the City: Vintage Village Fine Wine at 28927
Southfield Road, licensed 2006, and Village Square Market, Inc. at 26727 Southfield Road, licensed 2024. Other off

premises sellers lie outside the City in Southfield.

off pfemises seller ' Municipality Distance from site
 Vintage Village Fine Wine, 26927 Southfield Rd. Lathrup Village About90 feet
Town & Country Liquor, 16261 W. 12 Mile Rd. Soﬁthﬁeld ' 0.64 miles
‘ Total Beverage, 30203 Southfield Rd. Southfield k 0.65 miles
Suburban Liquor Shoppe, 29085 Evergreen Rd. V Southfield 1.00 miles
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Off premises seller ’ ’ Municipality Distance from site
Village Square Market (BP), 26727 Southfield Rd, Lathrup Village 1.09 miles
New Abbey Wine & Liquor, 25030 Southfield Rd. Southfield 1.96 miles

Distances are straight line, computed from published business locations. No gasoline station in the northem half of the City sells packaged
alcohol; the nearest such location is 1.09 miles south.

4. Demand not captured in the City

The State of Michigan’s records measure what each licensee buys. In calendar 2025 the two City licensees together
purchased $872,896 in spirits from the State (Exhibit B). Even taking that figure at retail and before any markup, and
comparing it to off premises demand of $3.4 to $4.8 million in the primary trade area, the majority of the trade area’s
off premises spending is captured outside the City.

The clearest measurement is the market’s own response when supply was added. Before May 2024 one licensee sold
spirits in the City. Twelve months after a second seller opened, combined sales rose 48.2 percent, from $521,987 to
$773,384, while the established seller returned to above its prior annual level within the following year. Added
supply did not divide existing sales. It captured demand that was previously going elsewhere.

5. Capture projection for the subject site

Assumption Low’ ‘ ﬁigh
k Anhual cusmme; tmnsacﬁons at the site - ' i75,000 ' 7 ! 175,000
4 Srharxrrerpurchasing package(riralcolyl‘ql - 3% ‘ 7 N - 5%
Avemge”alcohol purchase 7 518 | $22
Projected annual alcohol sales §94,500 A $192,500

Projected capture of roughly $95,000 to $193,000 per year is a small fraction of trade area demand and is consistent
with the scale of sales the second City seller achieved after 2024, It represents recapture of spending that currently
leaves the City rather than a new concentration of alcohol retailing,

6. Conclusion

Off premises alcohol demand in the primary trade area is between $3.4 and $4.8 million annually. Two licensed
sellers operate within the City, neither serving the corridor’s northern segment from a fuel and convenience location,
and the measured response to added supply in 2024 confirms that demand exceeded the supply then available. The
proposed use at 28939 Southfield Road addresses a quantifiable and presently unmet portion of that demand.

Sources and limitations

U.S. Census Bureau, American Community Survey 2024 five year estimates, via Census Reporter. U.S. Bureau of Labor Statistics,
Consumer Expenditures 2024, Table 2. Michigan Liquor Control Commission historical sales records for licenses L-000143175 and
1.-000282708. SEMCOG traffic volumes. Business locations and distances from published listings. This analysis was prepared by counsel
for the applicant from published data and stated assumptions, each disclosed above, It is not a commissioned market study by an
independent consultant, and the applicant will supplement it if the Commission requests one.

24




EXHIBIT E

Michigan Liquor Contrel Commission records

License transfer application and status history

Special Land Use application

28939 Southfield Road, Lathrup Village

28939 Southfield Road, Lathrup Village | Lathrup Village Convenience Inc.
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Michigan Liquor Control Commission record

Applicant: Lathrup Village Convenience Inc., 28939 Southfield Road, Lathrup Village. Source: MLCC Alcohol Information Management
System, application status and license records, retrieved September 2026, Screen captures follow this summary.

1. Licenses and permits applied for

License or permit Number - Type Status
Specially Designated Merchant L-000508724 | Retail, off premises Pending
Specially Designated Distributor L-000508725 Retail, off premises Pending
Sunday Sales (AM) 26-4057 Permit Pending
Sunday Sales (PM), SDD, spirits 26-4058 Permit Pending
 Sunday Sales (PM), SDM, mixed spirit drink ~~ 26-4059 CPemit  Pending
k Bee’rrénd Wine Tésﬁn‘g' - - ; 26-4650 _ Permit 7 - Pending

2. Nature of the application

Item

002952474

. Description

Transfer ownership of escrowed 2026 SDD license and SDM license issued under MCL 436.1533(S) from

Troy Retail, LLC

002952475
002952476

Transfer location from 2180 Livemois Rd., Ste. 200, Troy to 28939 Southfield Rd., Lathrup Village

Transfer governmental unit under MCL 436.1531(22) and MCL 436.1533(8) from Troy City to Lathrup

Village

002957361
002957362

New motor vehicle fuel pumps issued under MCL 436.1541(1)

New motor vehicle fuel pumps issued under MCL 436.1541(6)

The application is a transfer of licenses that already exist and are held in escrow, not the issuance of a new quota

license.

3. Processing history

Date

| June 23, 2026
June 23, 2026
July 6, 2026
July 7, 2026
July 8, 2026
July 23, 2026
July 31, 2026
August 3, 2026
August 21, 2026

Activity

| Initial application received by MLCC

: Completed application meets requirements
Application evaluated for completeness by MLCC Licensing
Authorized for investigation
Initial list released by MLCC Enforcement

| Initial documents received by MLCC Enforcement
Investigation received from MLCC Enforcement
Review complete by Enforcement Supervisor

To Administration for docket preparation

The State has completed its review and investigation and placed the matter on the Commission’s docket. The City’s
land use approval is the remaining step.
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EXHIBIT F

City of Lathrup Village records, 26727 Southfield Road

Planning Commission minutes, April 16, 2024
Giffels Webster special land use review, April 18, 2024

Special Land Use application | 28939 Southfield Road, Lathrup Village |

Lathrup Village Convenience Inc.
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Planning Commission
Draft Minutes

Tuesday, April 16, 2024 at 7:00 PM
27400 Southfield Road, Lathrup Village, Michigan 48076

A HERITAGE OF GOOD LIVING

1. Call to Order by Chair Stanshery at 7:02 pm
2. Pledge of Allegiance

3. Roll Call

Present: Chair Stansbery, Vice Chair Fobbs, Commissioner Hammond, Commissioner Scussel,
Commissioner Dizik, Commissioner Tamareili

Others Present: Community & Economic Development Direct Susan Stec, Eric Pietsch - Giffels
Webster, and Attorney Scott Baker

Absent: None

4. Approval of Agenda
Motion by Commissioner Dizik to approve the agenda. Seconded by Commissioner Scussel

Motion carried.
5. Approval of Meeting Minutes

A. PC Minutes 2024 03 19
Motion by Commissioner Hammond to approve the meeting minutes from March 19, 2024.

Seconded by Commissioner Dizik.

Motion carried.

6. Public Comment

Mayor Pro Tem Bruce Kantor thanked Ms. Susie Stec and said it was awesome working with her,
over the last five years.

7. Old Business and Tabled Items
None.
8. New Business

A. Public Hearing for 2024 - 2029 Capital Improvements Plan
27400 Southfield Rd | Southfield, Mt 48076 | 248.557.2600 | www.lathrupvillage.org
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Director Stec said there was a request to put in a couple of charts of what has been done, and
what is still remaining to be completed, regarding page 26 of the document.

Commissioner Scussel indicated that there was incorrect information under the materials
listed in the document, but he likes the charts. The materials will be corrected.

The public hearing opened at 7:10 pm, and no comments were made.
The public hearing closed at 7:11 pm.
2024 - 2029 Capital Improvement Plan

Motion to forward the Capital Improvement Plan to City Council with corrections by
Commissioner Scussel, and Seconded by Commissioner Tamarelli.

Motion carried.

Public Hearing for Proposed Special Land Use - 26727 Southfield Rd. (BP Gas Station)

Attorney Dave Draper provided a summary of the Special Land Use request at 26727
Southfield Rd., to allow them to sell alcohol at the gas station, they have turned in their site
plan. Attorney Todd Russell Perkins was in attendance as well. The BP owners have been
approved and have a Specially Designated Distributor (SDD) and a Specially Designated
Merchant (SOM) liquor license from the Michigan Liquor Control Commission.

Attorney Draper stated, in support of the demand or need for this approval, that Lathrup
Village is approved for 2 Specially Designated Distributor licenses, and this is one of the two
and is approved for 5 Specially Designated Merchant’s licenses. Commissioner Hammond
questioned the need for the five Specially Designated Merchant’s licenses. Attorney Perkins
said the population will sustain the use, and the way the BP Store will present it, will not
negatively, affect the direct neighborhood, but will enhance it. Commissioner Hammond,
asked how it would enhance the neighborhood? Attorney Perkins referenced a similar Gas
Station that sells liquor on Woodward and 16 Mile Roads.

Commissioner Hammond pointed out a contradiction between what the owner, said
regarding the license and that it was needed to compete in the marketplace, versus what the
actual liquor license application stated, which was that liquor sales would be incidental.

The Public Hearing opened at 7:29 pm:

Rick Wisz lives on Lathrup Blvd., he questioned the description as an upscale convenience
store and mentioned concern that there are no prices on items on the shelves.

Jalen Jennings, a Lathrup Village City Council member, asked how they would promote that
they are selling liquor.

The public hearing closed at 7:34 pm.

D. Special Land Use Approval — 26727 Southfield Rd. {BP Gas Station)

27400 Southfield Rd | Southfield, MI 48076 | 248.557.2600 | www.lathrupvillage.org
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Motion by Commissioner Dizik to forward this to Council with their recommendation for
approval. Seconded by Commissioner Scussel.

Motion carried.

Planned Unit Development (PUD) Amendment - 27777 Southfield Road (Panera Bread)

Monument sign was previously discussed, and it encroached into the clear vision triangle. The
applicant resubmitted to be outside of the clear vision triangle and meet standards.

Chair Stansbery confirmed the location and dimensions.

Motion by Commissioner Hammond to approve the PUD amendment to allow the monument
sign per the plans provided. Seconded by Vice Chair Fobbs.

Motion carried.
Conceptual Review - 27770 Southfield Road

Sam Surnow, of Surnow Company, along with Designhaus Architect and J.B. Donaldson as the
General Contractor, and Project Manager, Holly Carol, explained the concept of a four-story
multi-family unit apartment building with 167-, two- and three-bedroom apartments and 267
parking spaces including a parking lot and using street parking on the north and south sides of

the building.

Director Stec indicated a parking waiver may be needed and that multi-family units are
typically permitted on the second floor and above.

Commissioner Dizik asked if all units would be rentals, and the response was yes and at
market rate. Commissioner Hammond asked why the brick of the school, was not included in
their plans, Mr. Surnow, responded by explaining that an all-brick structure looks like an
institution or civic building, and he thought their design complimented the Village Center.
Commissioner Hammond pointed out that the Ivy Lofts on Coolidge Hwy., are all brick, and
asked if they can find a way to better integrate the existing structure’s design into the new

plans.

Vice Chair Fobbs, asked about parking lending itself to the amenities use, because we are
already over the parking allowed by the city ordinance, and was told by Mr. Surnow, that the
amenities are for use by the residents of the apartment, and not for public use.

Commissioner Hammond asked about railings on the patios. The architect told him that there
would be railings.

Vice Chair Fobbs, asked if the school could be exemplified even more since it is 3 mixed-use
building in their concept plans. Commissioner Hammond addressed residents’ concerns that
rental tenants are less dedicated to the community. Chair Stansbery asked what the name
would be and about signage. Commissioner Tamarelli asked about parking along with
Commissioner Hammond, the ordinance is 2 spots, but the concept plan only has 1.6 spots per

27400 Southfield Rd | Southfield, MI 48076 | 248.557.2600 | www.lathrupvillage.org
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10.

11.

unit. Chair Stansbery asked about the back of the building and how it will look facing
residents’ homes and the green space and if they can incorporate it all together so it looks like
one. Chair Stansbery asked about the historical rules of the school and their plans to modify
it. Director Stec stated that they will have to come before the Historic District Commission
regarding the demolition of the north and south sides of the School.

Chair Stansbery, asked about the timeline for the project, and Director Stec, responded that
they have a meeting next week regarding the timeline. Commissioner Hammond said that the
City Council appointed three new members to the Historic District Commission.

Commissioner Tamarelli said that he hoped the design would honor the past, and is glad
something is being done with the building.

Public Comments:

lan Ferguson commented on the Surnow company’s work in Birmingham and has confidence
in what they want to do here.

Rick Wisz, asked if there was a city requirement, about a building being all brick or at least
brick on the first floor. Director Stec, indicated there are strict standards regarding building
materials, but the Planning Commission, has the right to amend them.

Other Matters for Discussion

A. Development Project Update

Director Stec said there are many projects, but they are not ready to come before the
Planning Commission at this time.

General Communication

Director Stec thanked everyone for working together and said it would be her last meeting since
she was leaving her position.

Commissioner Hammond reiterated that there are three new members of the Historic District
Commission and that the Tree Committee and Parks and Recreation Committee are having an
Arbor Day Event, on April 27th, 2024 at 11:00 am, at Bungalow Park. The Parks and Recreation
Committee is hosting a trivia night on May 2, 2024, at 6:30 pm.

Director Stec talked about the Road Commission work on Southfield Road, and that according to
their schedule, they will be done by July 2024. Commissioner Tamarelli asked if we were doing 11
Mile as well and Director Stec, said yes. She also said that we will also be getting 3 signalized
pedestrian crossings, in the Spring of 2025.

Adjourn

Chair Stansbery asked for a motion to adjourn, and Commissioner Dizik motioned, and
Commissioner Hammond seconded. Motion carried.

The meeting adjourned at 8:43 pm
27400 Southfield Rd | Southfield, MI 48076 | 248.557.2600 | www.lathrupvillage.org
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webster

April 18, 2024

City Council

City of Lathrup Village
27400 Southfield Road
Lathrup Village, Ml 48076

Site: 26727 Southfield Road

Applicant: Village Square Market, Inc.

Plan Date: March 20, 2024

Zoning: CV Commercial Vehicular District

Parcel ID: 24-23-229-018; -029

Proposal: Gas station convenience store with alcohol sales: Special Land Use

Dear City Council members,

We have reviewed the Special Land Use application, and a summary of our findings is below. As with all
proposed Special Land Uses, this Special Land Use application was reviewed by the Planning Commission,
who held the required public hearing on April 16, 2024 and recommended that City Council approve the
application as provided below.

Birmingham M 48009 - 248.852.3
—nginesring « Landscaps Archi
wnw giffelswebster.com
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Village Sguars Market (BP Gas Station) SLU
Aprit 18, 2024

Page 2

REVIEW SUMMARY

1.

A public hearing was held at the April 16, 2024, Planning Commission meeting. The Planning
Commission moved to approve the application and to recommend the City Council approval of the
Special Land Use request. In February of 2019, the Planning Commission approved a site plan and
special land use request for the site to operate as a gas station in the Commercial Vehicular District.
No changes to the approved site plan are proposed with this special land use request.

The ordinance standards for consideration of a special land use, as related to this request, are outlined
below.

REVIEW OF ORDII

- *‘ H ek < [ el
Standards for Speclal Land Use Approval (Section 6.2.10)

1.

Reasonable Use. The proposed use is considered ‘reasonable” when it would be harmonious,
compatible, and appropriate for the use along with not impinging unreasonably on the value or use of
nearby properties.

As stated above, the site received special land use approval for a gas station in 2019, which, along with
a convenience stors, currently exists on the site. In order to sell alcoholic beverages in the Commercial
Vehicular District, a Special Land Use application and approval by the Planning Commission and City
Council is required. The applicant states the enhanced convenience for their gas and food customers

will not result in additional traffic impact.

Conformity with other regulations of the City.

The site is found to be in compliance with other City ordinances.

Location, intensity, and periods of operation. The location, intensity, and periods of operation of the use
must be such as to eliminate any reasonable likelihood that it will be, cause, or create a public or private
nuisance in fact.

The proposed use is reasonable within the context of location, intensity, and periods of operation of the

City of Lathrup Village. The sale of alcohol at this site is for take-out purposes. The application does
not state there will be on-site consumption of alcohol. The applicant states the hours of operation will

be as follows:

Weekdays and Saturdays: 7:00 am. -~ 11:00 pm.

Sundays: 8:00 am — 11:00 pm.

Peak Hours Weekdays: 7:00 am. — 9:00 am. & 4:00 pm. — 9:00 pm.
Peak Hours Weekends: 12:00 pm. noon

The use, as and where proposed, must not be inconsistent with the spirit and purpose of this ordinance
nor contrary to the principles of sound community planning.

The proposed sale of alcohol is not inconsistent with the use of convenience stores at gas stations, and
therefore, is in line with sound community planning.

The character of the use must not have adverse effects on neighbors or the community.

There is no change proposed to the existing facility that is believed to resuilt in a greater impact to the
surrounding area, as food and beverage items are currently sold for take-out.

The use must not diminish the fair market value of neighboring lands or buildings to any substantial or
significant degree.

This standard is likely met.

Site Design. The site and manner of operation provide for the maximum reasonable and feasible
enhancement of the environment of the surrounding area.

sy, giffels r.com
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Viltage Square Market (BP Gas

it 18, 2024

Pags 3

The exterior of the existing facilities is proposed to remain unchanged. If any exterior improvements
are pursued, additional enhancements may be required.

8. Demonstrated Need. Establishments involving the sale of alcoholic beverages must demonstrate a
quantifiable need for the proposed use within either the City or surrounding area.

The existing site will maintain the primary use as a gas station and convenience store. Alcohol sales
will be incidental to the primary use. At the April 16 meeting, the Planning Commission asked for
clarification for how the term, “need” is addressed in this particular case. The applicant's attorney
explained a more fitting term for “need" would be " allowable quota" or "absorption of the use within
the community". Since the community of Lathrup Village can handle a convenience store that sells

alcohol, the "need" is appropriate in this case.
We will look forward to discussing the special land use application with the City Council on May 20, 2024,

Regards,

Gitfels Webster

9&1 4 Bl A

Jill Bahm, AICP Eric Pietsch
Partner Senior Planner

www, giffelswebster com
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EXHIBIT G

Site plan of record and site photographs

Existing site plan, approved circa 2003. No changes proposed.
Site photographs to be inserted following the plan sheets.

Special Land Use application

28939 Southfield Road, Lathrup Village | Lathrup Village Convenience Inc.
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EXHIBIT H

Proof of ownership

Quit Claim Deed, Liber 47002, Page 299, Oakland County Records
Articles of Incorporation, Lathrup Village Convenience Inc., filed July 7, 2011

Special Land Use application

28939 Southfield Road, Lathrup Village | Lathrup Village Convenience Inc.
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RECEIVED

ELl LT e A 2 VY ERAS 1 Y L d La 4 4 4 24

LIBER 47002 PAGE 299
$16.00 DEED - COMBINED
4.00 REMONUMENTATION
- .00 TRANSFER TX COMBINED
057/02/2014 09:28:32 AM RECEIPT# 40883
PAID RECORDED - Oakiand County, Mi
Lisa Brown, Clerk/Register of Deeds

AKLAND

QUIT CLAIM DEED

(Plstted/Condominium)

Know All Persons by Thess Presents That Bennger Investments, LLC, a Michigan imited bability company
whose address 1s 30500 Northwestem Hwy Ste 525 Farmmgton Hills, MI 48334

Quit Cam(s) to Bennger Investment, LLC, a Michigan hmited lialnhity company
whose address 15 30500 Northwestem Hwy , Ste 525, Farmington Hills MI 48334

the following descnibed premises situated in the Gity of Lathrup Viitage, County of Oakdand, State of Michigan, to wat
{SEE ATTACHED EXHIBIT A)

More commonly knownas 28939 Southfield Road, Southfield, MI 48076

2o ta)
For the full consideration of One and 00/100 dollars ($100) SYem mer. 29795 .
and 207 5%‘50 () " T ($100) prps

Dated thus April 15, 2014

[ o]
N
5 o
Wl
o X
gdﬂ
e B
aad
b £
..g-::

-
w-
€ 8

UNTY

QAKLAND CO

OK-1.G

SRR First American Title Insurance Company LSBHUUBH

First American Tiile
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(Attached to and becoming a part of Qurt Claim Deed dated Apni 15, 2014 between Beringer Investments,
LLC, a Michugan limited liability company, as Grantor(s) and Beringer Investment, LLG 2 Michagan limited
leabllity company, as Grantee(s) )

Signed Bennger Investments, LLC, a Michigan
hinuted bability company

Mayd Koza, ﬁﬁl&, % (

State of Michigan ‘The foregong msirument was acmawledged before me

County of this Apni 1S 2014 by Mapd Koza, Managing Member of
Bennger Investments, LLC, a Michigan hmited kability
company

Notary Public G

Notary County/State /
County Acting In
Commussion Expires

CARLAM COOPER
KOTARY PUBLIC STAYE OF L4
COUNTY OF

MADOMS
MY COMMBSION EXPIRES Mov 0 2014
ACTING IN COUNTY OF OALAND

Drafsled by andredurn o
M(aa‘d Yoo
Beringes Tedestment, by

BoA0 Nothweskern

‘Farmmﬂ"f\ Rills, ML 4

C
33¢/
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{Attached to and becoming & part of Quit Claim Deed dated Apnl 15, 2014 between Bermger Investments,
LLE, & Mrclugan imrted liability company, as Grantor(s) and Bennger Investment, LLC, a Miclugan limited
liability company, as Grantee(s) )

EXHIBIT A

Land situated in the City of Lathrup Village County of Oakland State of Michigan, desonbed as follows

50 1/2 of vacated aftey adjacent to the same, of

Lots 785 789, both inclusive, and the East 5 00 feet
as recorded in Liber 31 of Plats,

IA BUNGALOW SUBN NO 2, according to the
page 47, Oaldand County Reconds
Tax item No 24 14-227 051

Tox Parcel Number 24-14-227 051
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Michigan Department of Licensing and Regulatory Affairs

Filing Endorsement

This Is to Certify that the ARTICLES OF INCORPORATION - PROFIT
for
LATHRUP VILLAGE CONVENIENCE INC

/D NUMBER: 03823Y

received by facsimile transmission on July 6, 2011 is hereby endorsed
Filed on July 7, 2011 by the Administrator.

The document is effective on the date filed, unless a
subsequent effective date within 90 days after
received date is stated in the document.

In testimony whereof, | have hereunto set my
hand and affixed the Seal of the Department,
in the City of Lansing, this 7TH day

of July, 2011.

Director

Bureau of Commercial Services
Sent bv Facsimile Transmigsion 11188

Item 7A.
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07/06/2011 16:54 Red Dawn TranPortalion (FAX) P. 002/804
BC0-600 (e, 0510 !
MICHIGAN DEPARTME‘T OF ENERGY, LAB!CGROWTH
I

i

This documant is effaciiva on tha date Med, unizss 8
effective date witin 80 days after monlved

gubssquant
dsin ls clated n the documant,

Lathrup Village Convenience inc

3883 Southfield Raod
City “State 7P Gode

Lathrup Village Ml 48078

Document will be retumed to the nume snd addrsss you enter sbove,
I taft Dlank doctiment will be mefiod to the regfstared office,

o e A m—— ) ——r Y

ARTICLES OF INCOR ORATION
For use by Domestic Profit « porations

(Pisass read information and instructiol 4 on the last page)

ARTICLE |

P(ffsuant to the provisions of Act 284, Public Acts of 1972, the unde

igned corporation exscutes the following Articles:

Th& name of the corporation is:

Lathrup Village Convenience Inc

- ARTICLE Il

orporations may be formed.under the Business Corporation Act of M
Al fegal purposes within the business coaparation act in Michigan

The purpose or purposes for which the corporation is formed Is to eng fge in any ectivity within the purposes for which

‘f igan.
!
£

ARTICLE Il

The total authorized shares:
1. Coimuw Shaies 60,000 slwe 1,00 dollar per value

tf
|

Preferred Shares

2. A statement of all or any of the relative rights, preferences and

. -

~

E ktations of the shares of each class Is as follows:
]

ARTICLE IV :
1. The name of the resident agent at the registered office Is: Kamal Shyrak
2. The address of the registered office is: ,
Southfield Road Lathrup Village}: , Michigan 48076-
{Stroet Address) (Clty) &P Code}
3. maliing address of the registered office, if different than above:
above . Michigan
(Street Address or P.O, Bax) (Ctty) {2iP Cods)

Prepared tn: FAHMI ABBO, CPA,, P.C,

|

4:53PM (GMT-04:00)

07/706/2011
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07/066/2011 16:55 Red Dawn TranPortation {RAX) P. 003/004

ARTW}LEV E

Item 7A.

The naMs) and addrass{es} of the incorporator(s) is{are) as follows;
Nome Res{i
Kama) Sharvak 3883

ARTICLE VI (Optional, Delete If not applicable) B
When a compromise or arrangement or pian of reorganization of this co )
creditefs or any class of them or between this corporation and its sharehgjiers or any class of them, a court of equity ‘
ion within the state, on application of this corporation or of a creditfir or shareholder thereof, or an application of a
receiver appointed for the corporation, may order a meeting of the creditofs or class of creditors or of the shareholders or c!assL
Iders to be affected by the proposed compromise or arrangement or rearganization, to be summoned in such

a compromise or arrangement or a reorgantzation of this corporation as '- sequence of the compromise or arrangement, |
the comipromise or arrangement of the reorganization, if sanctioned by th * court to which the application has been madae, shall

’ uorporﬂﬁm. .

ARTchE Vil (Optional, Delete if not applicable) :

Any ; n required or permittad by the Act to be taken at an annual or spgcial mesting of shareholders may be taken without 4
meeting, without prior notice, and without a vote, if consents in writing, seliing forth the action so taken, are signed by the ,
hoiders|of outstanding shares having not less than the minimum number ¢f votes that would be necessary to authorize.or take
the action at a meeting at which all shares entitled to vote on the action wee present and voted. A written consent shall bear

the dats of signature of the shareholder who signs the consent, Written cajisents are not effective to take corporate action
ed to express consent to or to dissent from a

unless 60 days after the record date for determining shareholders ejtit

 propossl without a meeting, written consents dated not more than 10 daysibefore the record date and signed by a sufficient
numbe| of shareholders to take the action are delivered 1o the corporationiiDelivery shall be to the corporation's registered
offica, ifs principal place of business, or an officer or agent of the corporatizn having custody of the minutes of the proceedings|
of its 8 Iders. Delivery mada to a corporation’s registered office shalllbe by hand or by certified or registered mail, return

 recelpt requested.
Prompt|notice of taking of the comporate action without a meeting by less tian unanimous written consent shalf be given to
sharehalders who would have been entitled to notice of the shareholder miieting if the action had been taken ata meeting and
who hawie not consented to the action in writing. An electronic transmissiorficonsenting to an action must comply with Section

Prepared by{FAHM! ABEO, C.PA., P.C.
07/06/2011 4:53PM (GMT-04:00)

Tibramise or arrangement or a reorganization, agree !#
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07/06/2811 16:56 Red Dawn TranPortation (FAX)

Use gpace below for edditional Articles or for continuation of previous A
added. Attach additional pages if needed,

el

day of July » 2011

Item 7A.

P.004/004

Lles. Please Identify any Article baing continued or

I, ﬁ the Incorporator(s) sign my {our) name(s) this 6th

! ihan‘ak - .
T A\

NI=ZAMerd

qumeébr FAHMI ABBD, C.PA, P.C. }

i 07/06/2011 L4:53PM (GMT-0u4:00)
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giffels
webster

DATE: October 15, 2026
TO: Lathrup Village Planning Commission
FROM: Eric Pietsch, Hannah Prins, and Jill Bahm, Giffels Webster

SUBJECT: Comprehensive Plan Update Draft

Item 9A.

We will use our October 20 meeting with the Planning Commission to continue the discussion from the
September regular meeting regarding the Future Land Use Map and finalize any revisions to the map.
Additionally, we are excited to introduce the first draft of the 2026 Lathrup Village Comprehensive Plan
Update, which represents the culmination of more than a year of collaboration and effort among City staff,
consultants, residents, and the Planning Commission.

Following the introduction of the draft plan this month, we anticipate that the Planning Commission will
review the document over the next month and return in November with any additional revisions they
would like to see. While the full draft document will be available immediately, we believe it will be most
productive to divide the review into manageable sections over the coming months and revise the
document as needed.

For the October meeting, we would like to conclude the discussion on future land use, as revisions to this
chapter may influence other topics throughout the plan. Additionally, time permitting, we would appreciate
comments on the housing chapter or broader feedback on the Comprehensive Plan if the Planning
Commission has any pressing items it would like to address.

Review Timeline

October Meeting

e Finalize the Future Land Use Map.
e Provide feedback on the housing chapter.

November Meeting
e Provide feedback on the remaining sections of the plan.
December Meeting
e Review the refined plan and recommend submission to City Council for review and comment.

o If City Council has no substantial revisions at that time, the 63-day review period required by
the Michigan Planning Enabling Act will begin.
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2026 Lathrup Village Comprehensive Plan Update

Item 9A.

What’s in this Comprehensive Plan?

This Comprehensive Plan includes an updated Recreation Plan, Downtown
Plan and Master Plan. Together, these plans address housing, transportation,
community development and other community features in a coordinated
fashion. The plan establishes a vision of the future, and includes plans to
achieve the vision. Implementation of the plan will take place over many years.

The Place

This section describes the City of Lathrup Village and its context locally. It
also includes a summary of how land is used as well as information about
the population. It is helpful to review this section to understand where the
city is today. There have been no significant changes to either land use or
demographics since the 2021 Comprehensive Plan.

The People

This section summarizes public input collected during the planning process. It
also outlines the vision, goals and objectives for the longterm future of the city.
The format of the goals are similar in structure to the 2021 Comprehensive
Plan, but have been adjusted through several hours of public meetings and
numerous responses through surveys and other feedback opportunities to
re-align with the community’s current needs.

The Plan

The future land use map - an illustrated guide to how land will be used in the
next 10-15 years - is included in this section. Changes from the 2021 plan
focus on re-defiing the boundary of the Village Center District and transitioning
the 12-Mile corridor from office to mixed-use. There are expanded sections on
resiliency and sustainability to lay the foundation for future action strategies to
not only make the city more resilient, but also to tap into the strength of the
city’s neighborhoods to realize a variety of benefits. Updates to the planning
for economic development and the commercial corridors (Southfield Road
and the mile roads) effectively serve as the Downtown Plan.

The Program

This section includes the roadmap of action strategies that support the goals
of the 2026 Comprehensive Plan. The strategy also identifies responsible
parties and measures of success to keep implementation moving forward.

Plan Chapters

Location
Demographics

Existing Land Use

Public Engagement

Goals & Objectives

Housing & Neighborhoods
Economic Development
Transportation
Environment

Future Land Use

Implementation Strategy

6

59




This page is left
intentionally blank.

Item 9A.

1 60




Introduction

The City of Lathrup Village’s Comprehensive Plan
Update is an opportunity to affirm the course for
new development and redevelopment of the City as
described and refined in the 2021 Comprehensive
Plan. This Plan contains the community’s vision,
goals, objectives, and strategies. The Master Plan
addresses future land use, housing, transportation,
and community development and other community
features in a coordinated fashion. It portrays a clear
statement of community goals and objectives,
establishes a vision of the future, and includes plans
to achieve the vision. If followed carefully, the Master
Plan will have a lasting impact on the built and natural
environment. Decisions made when the Plan is
developed will likely be implemented over many years.
The Master Plan is long-range in its view and intended
to guide development in the City over a period of 10
to 20 years. It is reviewed and/or updated every five
years, as required by state law (Michigan Planning
Enabling Act of 2008). The information and concepts
presented in the Master Plan are used to guide local
decisions on public and private uses of land and the
provision of public facilities and services. A sound
Master Plan promotes a land use pattern that is
consistent with a community’s goals. It establishes
long-range, general policies in a coordinated, unified
manner, which can be continually referred to in
decision-making. This Comprehensive Plan includes
a Recreation Plan, Downtown Plan and Master
Plan. The Recreation Plan is included as a complete
document in the appendix to satisfy requirements
of the Michigan Department of Natural Resources.

A plan update considers current demographic data
and land use as well as demographic and economic
projections to determine what, if any, impact there
may be on land use in the community. Important
elements for this Update include:

Housing: What is the City’s current housing supply?
How does it meet the needs of the City’s current
residents? How might the housing needs of the
community change over the next 5-10-20 years? Is
the current condition of housing adequate?

Transportation: In 2012 the City created a Complete
Streets Plan that defined the City’s transportation
network and identified strategies to improve that
network for all users. During that time and in the years
that followed, the Road Commission for Oakland
County has been studying how to improve Southfield
Road in light of the vision the City of Lathrup Village
has for a revitalized commercial corridor and new
Village Center. How do current plans for Southfield
Road impact the City’s transportation network? Are
there any updates or refinements needed that should
be incorporated in the plan?

Village Center & Economic Development: The 2021
Master Plan reaffirmed the vision for revitalization of
the Southfield Road corridor that centered on the
“hub of the wheel” as the intentionally designed, yet
unrealized Village Center for the City. Since then, that
vision has been refined, Zoning Ordinance standards
created, and design guidelines adopted that set up
a framework for redevelopment in the Village Center.
How do demographic and economic conditions
impact this vision today? How does the pattern of
development over time and property ownership today
influence when, where, and how revitalization occurs?

Item 9A.
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Introd

Relationship between the Comprehensive Plan
and the Zoning Ordinance

Zoning is a regulatory tool for classifying and regulation
land uses. It is empowered to local governments
thorugh the Michigan Zoning Enabling Act and is
state law. The Zoning Ordinance controls land uses
based on today’s conditions.

The Comprehensive Plan is not an ordinance and it
does not change the zoning of anyone’s property.
It does not have the force of law. Rather, it is a set
of policies and strategies developed to guide a
community’s development over a long range horizon.
While the Zoning Ordinance and Zoning Map regulate
current and proposed land use, the Comprehensive
Plan and its maps and policy statements are intended
to guide land use decision-making for 10-20 years.
The Comprehensive Plan is a community’s “vision”,
while the Zoning Ordinance governs the path to that
vision. State law requires that the Zoning Ordinance
be based on a plan. Therefore, the Comprehensive
Plan forms the basis upon which zoning decisions
are made. With a valid Comprehensive Plan in
place, zoning decisions consistent with the plan and
ordinance are presumed by the courts to be valid.

The Future Land Use Map shows generalized land
use and does not indicate precise size, shape,
or dimensioned parcels of land. In addition, the
recommendations of the Land Use Plan have a
long-range planning horizon and do not necessarily
imply that short-range rezoning is apporpriate.

The Planning Process

The Comprehensive Plan Update process begins
with an inventory and analysis of existing conditions.
The Planning Commission reviews the City’s regional
setting, development history, existing land use, and
population characteristics. Problems, opportunities,
and community assets were identified.

Item 9A.

Concurrent with the existing conditions analysis, the
Planning Commission gathered public input thorugh
a variety of means, both in-person and online. This
input, as well as the experience of City officials, helps
inform goals and objectives that guide the “Plan”
elements of the Comprehensive Plan.

Finally, the Planning Commission will update its plan
for Land Use, with focus on thoroughfares, housing,
and commercial development. Recommendations
for plan implementation will be included in each of
the Plan Chapters.

By working closely with residents, business owners,
planning experts, and surrounding communities, the
City of Lathrup Village will develop a plan that attemps
to balance the competing interests that affect land
use decisions. Through careful implementation of the
plan, the City can build on its tax base and provide for
high-quality new growth, while preserving community
character, and protecting the overall health, safety
and welfate of its citizens.

Role of City Council and Commissions

there are three main bodies that influence the
development and implementation of the City’s
Comprehensive Plan:

City Council: Legislative body that passes laws and
sets policy for the City. The City Council approved the
2021 Comprehensive Plan and adopts ordinances
that provide a legal framework for zoning.

Planning Commission: Recommends poalicy relating
to land use and is the recommending body for
development and redevelopment.The Planning
Commission oversees and guides the Comprehensive
Plan process.

Downtown Development Authority (DDA): Implements
plans and policies in the DDA district. The DDA
funded the Village Center concept plans that refine
the Comprehensive Plan’s direction for the Village
Center.
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2026 Lathrup Village Comprehensive Plan Update

Item 9A.

Location

The City of Lathrup Village is situated in southern Oakland ,
County and covers 1.5 square miles. Lathrup Village is |

completely surrounded by the City of Southfield, which
borders the City of Detroit to the north; the city is located
approximately 13 miles from Downtown Detroit. Other
surrounding communities include Beverly Hills and
Bingham Farms to the north, Berkley and Oak Park to
the east, and the City of Farmington Hills to the west.
Interstate 696, an east-west state highway, runs through
the southern portion of the city. Southfield Road, which
becomes the Southfield Freeway (M-39), runs north-south
through the eastern portion of the city.
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Southeast Michigan

The City of Lathrup Village is included in the Detroit Metropolitan Area. The location and access to the city
provides people with the opportunity to live in Lathrup Village and commute to jobs throughout Oakland,
Macomb and Wayne counties.

Oakland County

Oakland County is located in Southeast Michigan and is among the wealthiest counties in the state with
a median household income of $67,465 in 2017, compared to $56,124 for all U.S. households. It is the
second most populated county in the state, experiencing steady growth throughout the 20th century. The
Southeast Michigan Council of Governments (SEMCOG) predicts the population to remain fairly steady with
a slight increase through 2040. Oakland County contains both highly developed urban areas, as well as open
spaces and rural areas, with diverse topography, rivers, and lakes. According to Oakland County’s Existing
Land Use data for 2015, 43% of the county was made up of singlefamily residential areas, followed by
park, recreation, and conservancy uses (14%), and open spaces (10%). Oakland County’s top employment
sectors are knowledge-based services, private education/healthcare, and services to households and firms.
The county is a major hub for automotive corporate offices and has one of the highest concentrations of
engineers per population in the country.
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Planning In Neighboring Communities

In addition to wider regional influences, planning and
zoning efforts in neighboring communities can influence
the city’s growth and development.

City of Southfield

The City of Lathrup Village is completely surrounded by
the City of Southfield. The map on this page shows the
future land use for areas of Southfield adjacent to Lathrup
Village. For the most part, the majority of adjacent future
land use is designated “Moderate Density Single Family”
and includes homes on lots that are 20,000 sq ft or less.
This type of development is compatible with the existing
and planned land use in Lathrup Village. Another residential
land use, “Low Density Multiple Family Residential” abuts
Lathrup Village south of 12 Mile Road, east of Evergreen.
Southfield indicates this area is for buildings two stories or
less in height. One area that could impact Lathrup Village
is the area north of the City along Southfield Road that
the City of Southfield designates as the “North Southfield
Road Corridor.” This area is described as a “Unique area
that contains a mixture of multi-cultural retail and services.”
Southfield’s 2016 comprehensive plan notes that the
objectives for this area include:

e Establish a land use pattern that characterizes
the North Southfield Road Corridor as a unique
destination consisting of compatible yet diversified
uses.

e Plan for a safe, efficient circulation system
that provides sufficient access by all modes
of transportation between nodes of activity
within the corridor and the adjacent residential
neighborhoods.

e Establish open space and beautification efforts to
create an identifiable character for the subarea,
which will reflect a pleasant, appealing atmosphere
for working, shopping and residing in the north
Southfield Road area.

e Develop a specific Corridor Overlay Zoning District
and consolidate regulations into one concise set
of reasonable and consistent standards for new
development and redevelopment.
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Demographics

Population

Lathrup Village has a total population of 3,962 according to the most recent estimate by the Southeast
Michigan Council of Governments (SEMCOG) which analyzes U.S. Census Bureau and other data. The
popuation has decreased by about 3% since the 2020 Census, though SEMCOG projects that the City
will regain this population over the next few decades with an estimated population of 4,092 in 2050.
Comparatively, Lathrup Villages’ decline in population is unique in that other surrounding communities,
including Oakland County as a whole, have seen an increase in population (See Table 1).

Figure 1. Population Forecast
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SEMCOG Community Profiles, accessed January 2026

Table 1. Regional Population Trends 2010 - 2050

Census 2010 SEMCOG July | % Change 2010 | 2050 Projection | % Change 2025
2025 -2025 - 2050
Lathrup Village 4,075 3,962 -3.0% 4,092 +3.2%
Southfield 71,739 76,572 +6.7% 83,490 +9.0%
Oakland County | 1,202,362 1,301,842 +8.2% 1,387,838 +6.6%
Source: SEMCOG Community Profiles, accessed January 2026
14 U.S. Census Bureau "Selected Demographic and Housing Characteristics, " American Community Survey 5-Yed 67
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Age

The City’s largest age cohort is adults aged 65 to 74, and its median age has increased by 1.5 years
since 2010. Over the past 15 years, all age groups between 25 and 64 experienced population declines.
In contrast, several younger cohorts grew, most notably the 15-to-19 age group. This trend suggests
that the City has retained many of the young families identified in the 2021 Plan, which noted growth in
the 10-to-14 age cohort. Although population aging is a trend seen across many communities statewide,
Lathrup Village continues to have a notably older median age than neighboring communities and exceeds
both county and state averages.

Figure 2. Population by Age
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Race

The racial makeup of Lathrup Village is predominantly Black or African American accounting for 63% of the
population which is a 10% increase since 2010. This is followed by white residents who comprise 34% of
the population. Oakland County is the sixth most diverse county in the entire state with a diversity index
rating of 49.6%. Trends show a slight but steady increase in racial diversity over the last decade that is
expected to continue to continue in the region.

Figure 5. Population by Race
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Educational Attainment

More than half of Lathrup Village residents (54.8%) hold a bachelor’s degree or higher, surpassing the rates
for Oakland County, Michigan, and Detroit. This level of educational attainment is consistent with the broader
educational strengths of Oakland County, although some nearby communities report higher rates. Overall,
the City retains a highly educated community by statewide standards.

Figure 6. Educational Attainment
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Figure 7. Area Educational Attainment
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School Enroliment

School enrollment data can provide insights into the population’s household compositions such as the
relative presence of families with school-aged children, young adults, and residents attending college. Most
of the school enrolled population within Lathrup Village are college or graduate level students, followed by
high school, and then elementary students. The proportion of those enrolled in kindergarden and preschool
is comparatively low, however, these categories span fewer years than the other categories and therefore
should be intepreted with caution.

Figure 8. School Enroliment
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Existing Land Use

The City of Lathrup Village is largely developed. Land use within the City of Lathrup Village is mainly comprised
of single family detached homes, with its commercial uses consolidated primarily along the Southfield Road
corridor. The table below and the map on the following page show the existing land use within the city.

Table 2. Existing Land Use 2015 - 2020

Land Use Type Acres 2015 Acres 2020 % Change 2015-2020
Single-Family Residential | 523.9 521.3 -0.50%
Attached Condo Housing | 12.1 12.1 N/A
Retall 13 13 N/A
Office 19.7 20.1 2.10%
Hospitality 0.5 0.5 N/A
Medical 6.2 5.8 -5.70%
Institutional 48.2 47.8 -0.90%
Industrial 0.4 0.4 N/A
Recreational/Open Space | 7.6 7.6 N/A
Parking 1.1 1.1 N/A
Urban Transit Corridor 2 2 N/A
Vacant 111 12.3 10.10%

Source: SEMCOG Community Profiles, accessed January 2026
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Historic District

The 2009 Master Plan describes the Historic District as a significant
influence on the past, present, and future of the community. Developed
in the 1920’s, the physical layout of the City mirrors many of the older
village and city plans developed during the Garden City Movement. The
plan is based on a radial pattern, which focuses on the village center
at the confluence of Southfield Road and California Drive. California
Drive is an octagon so it has two intersections with Southfield Road
at either end of the village center. Major streets emanate from the
center, which gives Lathrup Village its historic character and appeal.
The City pursued historic district status in the mid-1990’s, and the
Lathrup Village Historic District was formally recognized and approved
by the U.S. Secretary of the Interior on March 16, 1998. The Lathrup
Village Historic District includes 1,081 contributing properties and 132
noncontributing properties.

The historic Annie Lathrup school building along Southfield Rd.
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Community Facilities

The City of Lathrup Village offers a wide range of
community facilities and services. People in the city
enjoy five public parks, a community center, and some
pedestrian amenities. The location and quantity of
community facilities determines the experiences of
residents and visitors in Lathrup Village.

Fire Department

Lathrup Village is served by the Southfield Fire
Department. The department has an 88-member
force and operates out of five fire stations located
throughout the City of Southfield. The Southfield
Fire Department is trained to provide high-quality fire
response as well as emergency medical services,
water rescue, hazardous materials response,
inspections, public education, and CPR training for
the community. This department is the busiest in
Oakland County.

Police Department

There are 3 divisions within the Lathrup Village Police
Department: Patrol Division, Detective Bureau, and
Evidence Technicians. In addition, the department has
3 special units including the Bike Team, Motorcycle
Unit, and Motor Carrier Unit. The City of Lathrup
Village also utilizes 6 Reserve Officers to assist
the department and provide monthly community
outreach. The city operates a community policing
strategy which uses community interaction and
support as a method of controlling crime, identifying
suspects, and creating trust between the residents
and the police department.

Lathrup Village City Hall houses the Lathrup Village Police
Department.

Item 9A.

Tot lot at Goldengate Park.

Lathrup Village Community Center

The Lathrup Village Community Center offers several
amenities and public facilities for residents. The
Community Room is a rentable gathering space
which also has a commercial kitchen available and
also a public fitness center with exercise equipment
available to residents by yearly membership. The city
hosts classes and programming for tumbling, martial
arts, dance, and cooking through their Recreation
Committee. Lathrup Village, in conjunction with the
Lathrup Village Community Foundation, sponsors
a Concert in the Park series during the summer.
Residents and visitors can gather at the city’s parks
to enjoy local music and the sense of community.

Parks

There are five parks located in Lathrup Village: Annie
Lathrup Park, Goldengate Park, Municipal Park,
Dorothy Warren Park, and Sarrackwood Park. The
parks include many amenities such as walking paths,
playground areas, outdoor skating rinks, picnic tables,
barbecue capabilities, gazebos, and accessible
parking. More information about the City of Lathrup
Village’s parks can be found in the Recreation Plan
in the appendix.

Water and Sewer

Lathrup Village provides extensive water and sewer
services to homes throughout the city. In the spring
and summer of 2019 and 2020 the city began
a project to place new water mains along Santa
Barbara Drive and replace existing water mains along
Roseland Boulevard.

24

7




Existing Lar| item oA.

giffels Schools & Parks

webster CITY OF LATHRUP VILLAGE ___
24 78




2026 Lathrup Village Comprehensive Plan Update ltem 9A.

Transportation

National Functional Classification of Roads Road Network and Classifications - An important element of the
Master Plan process is the development of a plan for the overall system of streets and roads in a community.
This system provides for the movement of people and goods from places both inside and outside the
community. Road rights-of-way also provide places for various public utilities such as water lines, gas lines,
sanitary and storm sewers, cable television lines, electrical power and telephone lines. Because of these
combined roads and utility functions, the system of roads in a community can impact economic conditions,
environmental quality, and energy consumption, land development and overall quality of life in a community.
Existing Road Classifications in Lathrup Village- Traditional transportation planning identifies several major
categories of road classifications known as National Functional Classification (NFC). These classifications
were created by the US Department of Transportation, Federal Highway Administration and are based on
mobility and access provided by certain roads. As roads are modified over time, they may not fall neatly
into one classification or another, but their functions for motorized travel can generally be understood. It
is important to note that substantial variations in road characteristics exist although the NFC may be the
same for many roads in a community. The City of Lathrup Village currently has, or is served by, roads that
fall generally into the following categories:

Principal Arterials: Principal arterials generally carry
long distance, through-travel movements. They also
provide access to important traffic generators, such
as major airports or regional shopping centers. In
Lathrup Village, 1-696, Southfield Road, and 12
Mile Road serve the community as principal arterial
roadways.

[-696 crossing through the City of Lathrup Village.

Urban Minor Arterial: The main function of arterial
roads is to serve as routes for through traffic, while
providing access to abutting properties and minor
intersecting streets. Minor arterials carry throughtravel
movements but carry trips of shorter distance and
to lesser traffic generators. Arterials are eligible for
federal funding. The southern portion of Evergreen
Road and eastern portion of 11 Mile Road currently
function as the minor arterial road in Lathrup Village.

Urban Major Collector Street: Collector streets
primarily permit direct access to abutting properties
and provide connections from local streets and
neighborhoods to minor arterials. Through traffic
movement from one part of the municipality to
another is deliberately discouraged on these streets.
Collectors provide the opportunity to connect to
arterials, allowing for the reduction in the number
of curb cuts onto arterials and ensuring fewer
interruptions for arterial traffic. Collectors are eligible
for federal funding. Examples of existing collector
roads include the western portion of 11 Mile Road
and the eastern portion of Lincoln Drive.

Urban Local Streets: Local streets provide access
to abutting land. These streets make up a large
percentage of total street mileage, but they almost
always carry a small portion of vehicle miles traveled.
They offer the lowest level of mobility and may carry
no through traffic. Local roads are not eligible for
federal funding. Examples of this class of roadway
include local residential streets located within the city.

20

79




Existing Lar

Item 9A.

Southfield Road

Safety, connectivity and mobility are key transportation issues that must be addressed in the City. Since the
2009 Master Plan, the City has engaged the Road Commission for Oakland County (RCOC), as well as its
neighbors along the Southfield Road corridor in reworking the Road Commission’s plan to rebuild Southfield
Road. Then, the plan featured a wide boulevard that would extend from Mt. Vernon (approximately 9.5 Mile)
to 14 Mile roads, running through Southfield, Southfield Township, and Lathrup Village. A preferred alternative
has been agreed upon by the communities impacted and The City of Lathrup Village continues to work with
the RCOC to refine this design to both improve vehicular and pedestrian safety and circulation, while at the
same time encouraging a new vibrant type of redevelopment of property along this important commercial
corridor. Beyond Southfield Road, the City believes it is important to address transportation needs of the City
in a comprehensive way. In 2010, the City of Lathrup Village developed its Complete Streets Plan that lays
out a framework to knit together the four distinct quadrants of the City. Implementation has been ongoing.

Trails and Pathways

Sidewalks: The City of Lathrup Village has a highly
connected network of sidewalks throughout the
residential districts in the city. The commercial
areas of the city are accessible to pedestrians
traveling from residential districts but there are
several intersections along Southfield Road with
unmarked crosswalks. In addition, there are very
few crosswalks along Southfield Road which makes
pedestrian travel dangerous and disconnected in
the commercial district. There, most notably, the
pedestrian crosswalks over the |-696 and 11 Mile
Road intersection are missing critical markings. This
is a highly trafficked section of the city and connects
the northern neighborhoods to the southern part of
the city. Safe, well-marked, illuminated pedestrian
crosswalks and paths are necessary at this location to
ensure continuity throughout the city and comfortable
pedestrian amenities. Most residential parts of the
city have sidewalks on both sides of the street and
link to the city’s parks and local destinations. Few
of the intersections located in the neighborhoods
have marked crosswalks which is a safety concern
when neighborhood streets connect to roads with
higher speeds.

Shared-Use Paths: Bike-ways are defined as
rural wide paved shoulders, shared-lane markings,
and local, county, or national bike routes. They are
separate from roadways, allow safe travel or recreation
for joggers, walkers, and bicyclists. In Lathrup Village,

bike-ways are located along Roseland Boulevard,
Lathrup Boulevard, Saratoga, Catalpa Drive, and
southern Evergreen Road. Along westbound 12
Mile Road there is one existing shared-use path.
Shared-use paths are typically eight to ten foot
paved surfaces used for bicyclists and pedestrians.
Bicycle travel on the shared-use paths and within
the residential areas in Lathrup Village is considered
comfortable and safe for most people. However,
bicycle paths along 11 Mile Road, Southfield Road,
Evergreen Road, and the eastern portion of 12 Mile
Road are categorized as Tier 4 routes which means
they are comfortable for very few bicyclists to travel.
There are several bike-way and pedestrian network
improvements planned for Lathrup Village along
eastbound 12 Mile Road, Santa Barbara Boulevard,
and Goldengate Drive leading to Goldengate Park.

Marked bike-way through the City’s neighborhoods.
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Community Engagement

A commmunity’s comprehensive plan is most meaningful when it reflects the experiences, priorities, and
aspirations of the people who call that community home. Public engagement and communication has been
a prominent theme throughout the planning process and several opportunities were provided for residents,
property owners, business owners, officials, and other stakeholders to share their perspectives on the
future of Lathrup Village. The planning process took place over the course of an entire year through public
meetings, study sessions, surveys, and public events, and explored a range of local topics, challenges,
and opportunities.

1 O Planning Commission Meetings

4 Study Sessions

2 Community Events
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Engagement Highlights
Joint Kickoff Meeting

The 2026 Comprehensive Plan update process began with a joint meeting between the Planning Commission
and City Council on October 6, 2025. The meeting discussion introduced comprehensive and long-range
planning more broadly and sought to identify key overlying themes or topics that were of interest to city staff,
officials, and residents. To narrow in on relevant topics and items worth investigating for the plan update,
Giffels Webster, with support from City staff, facilitated two engagement activities.

ke .
e 7%

City officials and residents collaborating to draft guiding prinicples for the Comprehensive Plan Update.
Guiding Principles Activity

The first activity sought to identify the community’s needs and values by developing guiding principles for
the plan. As strategies are considered for community elements like housing, amenities, transportation,
natural resources, and others, guiding principles serve as the lens through which all the plan’s strategies
are evaluated. Guiding principles should be core to a community’s identity and act as actionable filters for
planning choices but should still be broad enough to guide many decisions without overlapping.

Giffels Webster provided a set of sample guiding principles to spark conversation and get attendees thinking
about elements they wanted to see reflected in the plan. Attendees at the event were able to vote with dots
on poster boards for the principles they liked or alternatively were given the option to write in their own
principle. After the voting process, the room split into small groups and further discussed and refined the
guiding principles and reported out their results. This collaborative process resulted in the development of
the following six guiding principles that directed the efforts and focus of the comprehensive plan update:
Preserve local heritage and natural landscapes.

Base decisions on data, evidence, and best practices.

Encourage civic participation.

Protect natural resources and green spaces.

Ensure infrastructure is reliable, efficient, and sustainable.

L T A

Maintain flexibility to adapt as community’s needs change.
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Strengths and weaknesses activity responses on the wall at Lathrup Village City Hall.

Strengths and Weaknesses

The following activity was adapted from a Strengths, Weaknesses, Opportunities, and Threats (SWOT) analysis,
a planning tool used to organize feedback around a community’s internal strengths and weaknesses, as well
as external opportunities and threats. At this early stage in the process, the activity focused specifically on
strengths and weaknesses to help participants first describe existing conditions and shared perceptions of
the community. Beginning with what is working well and what could be improved creates a grounded baseline
for later discussions about future opportunities, outside challenges, and potential strategies. Participants
wrote their thoughts about the City’s strengths and weaknesses on a limited number of sticky notes, then
organized the notes on the wall by category and topic. This exercise helped identify common themes in
what participants value about the City and where they believe improvement is needed. The results of this
activity are summarized below.

STRENGTHS WEAKNESSES

®  Character & atmosphere ® | ack of business diversity

® Strong sense of community and safety ® |dentity separate from Southfield

® Natural features & greenspaces ® (Government to resident communication

® |ocation in proximity to other towns and ® |imited economic growth and fiscal
metro Detroit transparency

®  Diversity ® Being divided by major roads

® Events & activities ®  Community outlook & attitudes

® Potential for growth ® Park maintenance

® City Services ® Aging infrastructure

30
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Surveys and Study Sessions

After the joint meeting and further discussion with the Planning Commission, an engagement plan was
developed to gather input on a variety of topics related to the Comprehensive Plan. The topics of interest to
be discussed were housing, transportation, economic development, and parks and recreation. These topics
were chosen based on the results from the Joint Kickoff meeting and further communication with staff and
the Planning Commission. These topics provided a focussed avenue for discussion each month yet were
broadly encompassing enough to cover multiple aspects of long-range planning. In order to maximize the
opportunities and discussion around each topic, it was determined that the topic would be introduced to
the Planning Commission and public at the regular monthly meeting and then would be followed the next
month by a study session where deeper discussion could happen after a month of reviewing the topic.
This process began in February with the topic of housing and was followed by transportation, economic
development, and lastly parks and recreation in May.

During the same months, four separate mini surveys were opened to receive community input. The surveys
and meetings were promoted through the online hub website for the comprehensive plan, paper flyers,
the City website, City newsletter, announcements, email blasts, lawn signs, and at public meetings. The
housing survey was by far the most responded to with 243 total responses, though each survey provided
valuable insight and feedback from the community.

ATLLU D

HELP SHAPE THE FUTURE

OF LATHRUP VILLAGE!

The City is updating its Comprehensive Plan and wants to

hear from you! Online surveys are open now - May 31, 2026.
Visit the hub website at https://bit.ly/LathrupCP and click on
“ Join the Conversation” to participate! Or scan the QR below!
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A lawn sign promoting the Comprehensive Plan Update process in Goldengate Park.
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The following summary contains key survey takeaways and response numbers, for full results please see
the appendix. Key survey takeaways were the result of a collaborative analysis between the Planning
Commission, city staff, and consultants.

Housing

243 Responses

e Residents highly value Lathrup Village’s distinctive character, including its unique homes, mature
trees, large lots, architectural diversity, walkability, and quiet, small-town atmosphere.

¢ Property taxes and long-term affordability are primary concerns for residents. Particularly as it relates
to aging in place and also attracting new families to the City.

e Many responses emphasized maintaining and reinvesting in existing neighborhoods through
property maintenance, infrastructure improvements, parks, green spaces, code enforcement, and
preservation of the existing housing stock.

e Several respondents supported targeted zoning flexibility, including accessory dwelling units, senior
housing, and adaptive reuse of underutilized commercial, office, and institutional properties, provided
that new development respects the character of the community.

Transportation

77 Responses

e Southfield Road remains a primary transportation challenge, with concerns about speeding, safety,
crossings, traffic flow, and the barrier it creates between neighborhoods.

¢ Residents want safer and more complete pedestrian facilities, including sidewalk repairs, filling
sidewalk gaps, improved crossings, better intersection design, accessibility upgrades, and solutions
to drainage and flooding issues that impact walkability.

¢ Traffic calming and enforcement emerged as recurring priorities. Residents expressed concerns
about speeding, stop sign violations, cut-through traffic, and dangerous driving conditions,
particularly at major intersections and access points.

¢ Residents expressed interest in safer bicycle facilities, improved accessibility for all ages and abilities,
and better-maintained bus stops, though support for expanded transit and bike infrastructure were
mixed.

¢ Transportation investments should improve access to parks, schools, businesses, restaurants, and
community destinations.
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Economic Development

60 Responses

¢ Residents support reinvestment in vacant and underutilized properties, particularly along Southfield
Road, 12 Mile Road, and at the Annie Lathrup School site.

e Residents want more restaurants, cafes, markets, specialty retail, fitness facilities, and other
businesses that meet everyday needs close to home.

e Walkability, placemaking, and community gathering spaces emerged as recurring priorities, with
residents seeking destinations that encourage people to spend time in the community.

e Residents support attractive, well-maintained corridors with high-quality design, landscaping,
streetscape improvements, and development that complements surrounding neighborhoods.

e Residents favor supporting local businesses, entrepreneurs, and business recruitment efforts that
expand the commercial tax base, reduce pressure on homeowners, and improve overall quality of
life.

Parks & Recreation

59 Responses

e Preserving trees, gardens, wildlife, open space, and the natural character of Lathrup Village is a top
priority, with many residents expressing interest in additional gardens and natural areas.

¢ Respondents emphasized upkeep of park facilities, landscaping, and green spaces, while also
requesting practical amenities such as walking paths, benches, seating areas, drinking fountains,
and updated playground equipment.

e Residents support expanded programming and opportunities for children, youth, adults, and
seniors, including fitness, educational workshops, social activities, sports, biking, and other active
recreation options.

e FEvents, festivals, concerts, neighborhood gatherings, and resident-led activities were frequently
mentioned as important ways to bring people together. Volunteerism and sharing resident expertise
through classes and workshops were seen as valuable opportunities.

¢ Residents identified potential access gaps in some parts of the city and highlighted the need for
broader community outreach. Partnerships, grants, regional collaboration, and volunteer support
were identified as important strategies to expand recreation opportunities while making efficient use
of limited resources.
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Community Open House

To conclude the engagement phase of the Comprehensive Plan Update process, the City hosted a community
open house during the State of the City address in collaboration with the planning consulants. The open
house event took place in July and featured several stations for different aspects of the comprehensive plan.
These stations provided information on a vairety of topics such as housing, trnasportaitno, and future land
use and gave community members a chance to interact with the process and provide additional feedback.
This event was well attended and had more than 60 members of the community participating.

Informational stations at the Community Open House event in July.
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Goals & Objectives

What are goals, objectives, and strategies?

Goals are general guidelines that explain what the community wants to achieve.
Goals are usually longterm and represent global visions such as “protect the
city’s natural resources.” Goals define the “what,” “why,” and “where,” but not
the “how.” Identifying obstacles to overcome is also useful in defining goals.

Objectives identify the milestones that mark progress in achieving goals and
provide more of the “how” goals will be implemented. For example, with a goal
of “protect the city’s natural resources,” an objective to “maintain the city’s tree
cover” is something that may be measured and tracked over time.

Action items are more specific and define the steps to accomplish objectives
and attain the identified goals. The most effective action strategies will include
who will tackle that task and when it should be accomplished. For the above
example objective of maintaining tree cover, one action strategy might be:
“Using the city’s GIS data, map the current tree cover in the city.” This may be
assigned as a staff item to be completed within one to three years.

Within each category, the goals are presented in clear, concise bullet points
that address the following:

¢ \What do we want?
e \Why?

¢ \Where? (Note: generally, the goals that follow apply throughout the city, but
the question is included here as a guide for the future; some goals may apply
in specific areas of the city)

¢ \What are the potential obstacles or related considerations that may impact
achieving the goal?

The answers to these questions are informed by city officials and the community
through its feedback.
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People & Placemaking

What do we want?

Preserve and strengthen the physical character of Lathrup Village through thoughtful
placemaking, protection of defining neighborhood features, and investment in attractive,
welcoming public spaces. Enhance the sense of place and community connectedness
through public engagement.

Why? Obijectives
e A positive identity for the city provides a sense 1. Redevelop properties in the Village Center, the
of community and belonging for residents and historic center of the city.
businesses.
e A positive image for the City helps support 2. Improve community engagement at
businesses and attract new businesses. the neighborhood level and strengthen
communication between residents, the City,
Where? and businesses.
Throughout the City.

3. Promote high-quality development and design
I~ that reinforces Lathrup Village's distinctive
character, enhances its regional identity, and
supports long-term community value.

4. Protect established neighborhoods and
businesses districts from the potentially negative
impacts of development through effective and
thoughtful site and building design.

g

Decorative banners and flowers along the City’s corridors.
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Housing & Neighborhoods

What do we want?

Preserve and enhance the unique features that define Lathrup Village’s distinctive
small-town residential character, including the architecture of its historic homes,
spacious residential lots, attractive neighborhoods, and its mature treescape and
greenery. Promote high-quality, context-sensitive redevelopment that respects adjacent
neighborhoods while diversifying housing options for current and future residents.

Why?

e Safe housing, low maintenance options in

walkable environments allows older residents

to “age in place”.

e Attractive, walkable neighborhoods close to
destinations may attract younger residents
and young families, while retaining current
residents.

¢ A variety of housing choices supports
equitable options for residents.

Where?

Throughout the City.

Objectives

1. Encourage maintenance of and reinvestment in
existing neighborhoods.

2. Ensure that infill, redevelopment, and new
housing opportunities are thoughtfully
designed and compatible with surrounding
development, while preserving the character
and stability of adjacent residential
neighborhoods.

3. Review the Zoning Ordinance to ensure
standards support a variety of housing options
for residents at all abilities and stages of life.

= & CODENGATEE .
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Economic Development

What do we want?

Support a resilient, neighborhood-serving economy that provides convenient access to
everyday goods and services, supports local employment, and strengthens the City’s
tax base. Encourage high-quality reinvestment and redevelopment along the major
corridors that complement adjacent neighborhoods and contribute to the distinctive
character and long-term sustainability of the community.

Why? Obijectives
e Provide access to local goods and services 1. Encourage entrepreneurship and foster a
for residents. corridor of diverse businesses to promote a
e Offer a unigue and pleasant experience for stable and balanced local economy.
both residents and regional visitors.
e Attract and retain a variety of businesses. 2. Invest in placemaking efforts that improve the
overall attractiveness and appearance of the
Where? corridors and commercial areas.
Primarily in the City’s major corridors and within the
DDA TIF zone. 3. Promote the mix of commercial, office, and

appropriate housing opportunities along
the corridors in a way that fosters business
growth and creates desirable neighborhood
destinations.

A commercial complex in the City’s corridors.
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Public Services & Facilities

What do we want?
Provide equitable access to high-quality public services, recreation, facilities, and
infrastructure that reinforces Lathrup Village’s high standards for health, safety, and
quality of life for its residents and businesses. Ensure public infrastructure remains
safe, reliable, and resilient through strategic maintenance, modernization, and fiscally
responsible investment.

Why?

Provide access to recreation facilities and
programming that is essential to building a
socially and physically healthy commmunity.
Plan for and budget resources for
infrastructure expenditures that are likely to
grow over time as neighborhoods age.

To provide a high level of service to city
residents, including responsive, well-equipped
emergency services.

Where?

Throughout the City.

Lathrup Village City Hall building.

Objectives

1.

Improve access to recreational opportunities
and facilities in Lathrup Village in accordance
with residents’ needs and abilities.

Continue to seek opportunities to share
facilities with other public and quasi-public
agencies such as the school districts and non-
profit organizations and institutions.

Replace aging infrastructure as necessary,
with technologically advanced, state-of-the-art
infrastructure and materials.

Continue to cooperate with surrounding
communities and the County to provide public
services.

Keep recreation and capital improvement plans
up to date to ensure the city maintains eligibility
for a wide variety of funding sources.
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Transportation

What do we want?

Provide a safe, walkable, and connected transportation network that is accessible
to serve all users of all ages and abilities and conveniently links residents to key
neighborhood destinations through context-sensitive transportation improvements.

Why? Obijectives

e To improve traffic safety for all users. 1.

e To facilitate efficient traffic flows.

Where? 2

Throughout the City.

A marked bike path within the neighborhoods.

Prioritize the connection of sidewalks through
residential streets, along major thoroughfares,
and at designated bus stops to support safe
travel through the neighborhoods and to local
destinations.

Explore the use of accepted and innovative
traffic calming designs and techniques that
facilitate safe, flexible, and efficient travel within
Lathrup Village.

Promote public education about roadway
planning and decision-making to help residents
and property owners understand the short-
and long-term goals of transportation projects.

Explore future parking scenarios and solutions
within the city.

Coordinate with State and County authorities
to improve pedestrian access along and
across major roadways.
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Sustainability, Resiliency, & Adaptability

What do we want?

Promote sustainable and resilient planning practices that address current vulnerabilities
and strengthen Lathrup Village’s ability to adapt to evolving climate, economic, and

emergency challenges.

Why?

e (limate conditions have real impacts on
health, life outcomes, and cost of living.
Mitigating and preparing for future events will
help prevent residents from being negatively
impacted by environmental conditions.

Where?

Throughout the City.

|
i
1
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Natural green space at Dorothy Warren Park.

Objectives

1. Preserve and enhance the City’s tree canopy.
2. Mitigate current and future climate impacts.

3. Increase the community’s emergency
preparedness.
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The Future Land Use Plan Map is a representation of the City’s preferred land use arrangement. The map
identifies general locations for various uses envisioned by the Planning Commission. The Master Plan is a
guide for local decisions regarding land use. The recommendations in the Land Use Plan do not necessarily
imply that rezoning is imminent. Rather, the recommendations set a long-range planning goal. lllustrated
on the Future Land Use Plan Map are the following future land use categories: Single Family Residential,
Multiple Family Residential, Mixed Use, Commercial Vehicular, Office, Village Center, Institutional, Parking
and Open Space. Descriptions of these categories are provided below:

Single Family Residential: Residential land uses
account for the largest land use category in the 2015
Master Plan; there is no change to the category,
except to note that there will likely be opportunities for
new single family residential, in the form of attached
single family residential dwellings, in the Village
Center and mixed use areas. It is envisioned that
occasional lots will be converted to parking adjacent
to the parcels along Southfield Road to encourage
redevelopment. Historic homes are encouraged to
be preserved.

Multiple Family Residential: While the areas
designated for Multiple Family Residential are limited,
this plan considers that there are opportunities to
increase the provision of multiple family residential in
conjunction with redevelopment along the Southfield
Road Corridor in both the Village Center and mixed
use areas.

Mixed Use: The 2015 Master Plan identified the
blocks north of the Village Center and blocks south
of 11 Mile Road as mixed use, to be redeveloped
with residential, office, and “lower trip-generation retall
businesses.” This plan further expands the Mixed-Use
along 12 Mile Road where professional offices are
currently located in order to create additional housing
opportunities in the City. Most of the Southfield Road
Corridor (except the Village Center and mile road
intersections) are designated as Mixed Use.

Commercial Vehicular: The intent of the Commercial
Vehicular category is to serve transient customers
creating higher trip generation to the commercial site.
These areas are located along Southfield Road at
the intersections of 11 Mile Road and 12 Mile Road.
The uses envisioned within this land use class would
include retail; restaurant; service businesses, such
as banks, professional offices; and gas stations. No
changes are proposed for this land use category.
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Office: This land use category is reserved exclusively
for professional office use. These areas are located at
the northeast corner of 11 Mile Road and Evergreen
Road.

Village Center: The Village Center encompasses
the inner segments of the California Drive octagon
and, as a result, establishes a concentrated area for
commercial and civic activities. It is envisioned that
there will be a mix of public and private property,
including residential, office, retail, restaurant,
entertainment, gathering spaces, and recreation
areas. The final configuration of Southfield Road will
dictate the size and development footprint of the
area. It is anticipated that the internal road network
will be developed to continue the alley system and
the conceptual “Park Street Promenade.” The current
civic facilities are intended to remain in the Village
Center area, but may be leveraged or reconfigured to
accommodate the redevelopment as envisioned for
a vibrant, compact, pedestrian-oriented downtown
area.

Institutional: Schools, churches, and public facilities
are regarded as institutional land uses, and therefore
are spread throughout the City in order to provide
services to a wide range of residents.

Open Space: These areas accommodate existing
public parks, publicly owned open spaces, and
other open natural areas. Open spaces in the Village
Center area are included in the Village Center land
use category, recognizing the value of open space
in a downtown environment. The City currently has
four developed park properties and one undeveloped
park property:

1. Annie Lathrup Park: Approximately two acres
in size, Annie Lathrup Park has a 1/4 mile
walking / jogging asphalt pathway, with a large
center grassy area, two out-door skating rinks
with benches and trash cans.

Item 9A.

2. Goldengate Park: Located south of the
Interstate 696 highway that divides the City of
Lathrup Village into north and south sections,
Goldengate Park was developed in 1989 and
is approximately 2 1/2 acres. Its amenities
include a walking path that leads into and out
of the residential areas, four designated play
ground areas, two bench swings, picnic tables,
grills, trash cans, split rail fencing, and a small
parking lot.

3. Lathrup Village Municipal Park: Located
directly behind the City’s Municipal
Building, the Lathrup Village Municipal Park
encompasses approximately two acres. The
park has a picnic shelter with brick BBQ and
electric capabilities, picnic tables, playground
equipment, children’s garden, gazebo with
electric service, brick paver walkway, large
grassy open area, ample parking, and is close
to the municipal building for restrooms.

4. Sarrackwood Park: Situated between
Saratoga, Rackham and Woodworth Way
streets, Sarrackwood Park is approximately
3/4 of an acre. This park has playground
equipment, picnic tables, trash cans, split rail
fencing, and a small garden area.

5. Dorothy Warren Pocket Park: On
Morningside Street.
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What'’s changed since 2021?
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Sustainability, Resiliency, &

Adaptability

“The trees are beautiful. Full stop.” - Ladhup Village Resident

As we plan for the future, many of the challenges we
will face are related either directly or indirectly to our
place in larger systems, both natural and man made.
We often have little direct local control over these
systems, but adapting to change and discovering
our role in contributing to the health of these systems
is nonetheless essential to planning for a community
that can survive and thrive even in the face of the
most severe challenges. Michigan is affected by
our changing climate in many ways, some of which
may seem counterintuitive. For instance, as average
annual temperatures rise, the chance of prolonged
deep freezes such as those experienced in the
recent 2025 polar vortex may increase, as warming
elsewhere on the planet destabilizes the jet stream,
allowing arctic air that would normally be trapped
further north to descend into the Upper Midwest.
A changing climate has far-reaching implications
for Michigan’s agricultural and tourism economies,
waterfront development, and communities with older
stormwater management infrastructure. Within the
last decade, Lathrup Village has experienced multiple
heavy rain events that have led to property damage
and decreased mobility and must anticipate that more
flooding will occur in the future, damaging property,
impairing access to parts of the city, and creating
financial distress for local residents and businesses.
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Community Insights

While the community was not directly surveyed in relation to environmental conditions, several
themes emerged from other surveys and conversations throughout the process.

Residents recognize and praise the value of having a healthy mature tree canopy
throughout the city. Trees and green spaces are an asset to be preserved and
maintained.

The parks and green spaces are important to the community and recent
conversations have called for a designation on the future land use map to convey
the City’s intention of preserving these spaces for the foreseeable future.

Residents have concerns about aging infrastructure and flooding conditions
throughout the city.

There has been much conversation around improving communication between the
City and residents and also improving neighborhood social connectedness. These
efforts should focus on communicating timely emergency information, especially
for those living alone or in isolated conditions.
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Sustainability, Resiliency, Adaptability
What'’s the difference?

Though they are related, sustainability, resiliency, and adaptability (SAR) are distinct concepts with different
purposes and goals.

" Sustainability
Sustainability is the more familiar, well-established concept, and focuses on

’ ‘ decreasing or eliminating the detrimental future impacts of our current activity. A
. sustainable action might be to reduce residential electricity usage and therefore

the strain on the electric grid and the need for burning fossil fuels.

Resiliency

Resiliency recognizes that our built environment will be subject to stresses and

is the practice of designing that environment in a way that can endure those
* stresses. Planning for resiliency must consider that some threats are ongoing,

persistent stresses, while others are sudden shocks, single events that disrupt the

day-to-day functioning of the community. An example of a resilient action might
be a stormwater management upgrade that can handle 100-year storm events.

Adaptability

Adaptability and resilience are perhaps the two most frequently interchanged
terms, but they have fundamental differences. Resilience focuses on the ability
. to withstand adverse events and shocks to a system, while adaptability is the
: ‘ ability to adapt our behaviors or systems in response to changing environmental
- conditions.

Adaptability primarily works in service of sustainbility and resiliency though there
is evidence that it can also have unintended consequences. For example, if a
community invests significant resources into an adaptation measure, it may become
more difficult to fund other projects or abandon that measure if it becomes less
efficient over time. Similarly, large-scale or highly visible projects may produce
a false sense of security leading to complacencey and reduced preparedness.

The key to adaptability is accepting changes and responding to them effectively.
This can take on many forms whether it be short-term or long-term, reactive or
proactive, and whether it be a policy, iniative, project, or other actions entirely. The
City should remain open to a variety of solutions, stay informed about emerging
information and changing conditions, and incorporate evolving best management
practices into its decision-making processes.
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Why Should the City Plan for SAR?

Extreme heat

Average temperatures in the Great Lakes region rose 2.3 degrees
Fahrenheit from 1951 through 2017. Extreme heat is dangerous for
vulnerable populations and can also tax electrical infrastructure, leading
to power outages, which in turn can increase the risk for the people
most prone to succumbing to heat. Designating specific locations with
backup power sources (such as municipal halls, libraries, and schools)
as cooling stations can provide vulnerable residents with an essential
escape from the heat. There may be a need to provide transportation
to cooling stations for those with limited mobility options.

Heavy rain and flooding

Heavy rain events are already more common in Michigan than they
were in the mid-to-late 20th Century, having increased by 35% from
1951 to 2017, as total annual precipitation increased by 14%. They
are anticipated to become even more common in the future.

Severe winter storms

As temperatures rise, winter precipitation levels are anticipated to
rise as well, and mixed precipitation events with more heavy ice may
become more common. Severe winter storms can result in power
outages, impeded mobility, damage to structures and trees, and lost
economic productivity. Municipal costs for snow removal should be
included in budget planning. While storms are the primary focus of
future concern, communities also benefit from planning for extreme
cold—locations designated as cooling stations in the summer can
become warming stations in the winter.

Public health emergencies

The 2019 SARS-COV-2 pandemic brought with it unprecedented
economic disruption, forced short-term changes in social habits,
destroyed numerous small businesses, and led to a very large increase
in unemployment in a very short time period. Planning for public
health emergencies needs to consider the many dimensions of the
social fabric that are heavily impacted, including the availability of
medical services, government’s ability to continue functioning under
quarantines or stay-at-home orders, and the locations and numbers
of vulnerable populations. Local police, fire, and ambulance services
may be particularly taxed in a future public health emergency.

Item 9A.

Flooding at the park facilities.
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Damage to natural systems

Human activity is rarely in balance with the natural
systems it occurs within. While resource extraction
and pollution offer two very obvious examples of
human activity, nearly all modern human development
activity has some impact on natural systems,
including loss of habitat, interruption of habitat, and
increased emissions due to greater travel distances
as development moves outward into wild places. A
combination of rising temperatures and agricultural
runoff that changes the nutrient balance in major
water bodies has led to much higher frequency of
toxic cyanobacteria and algae blooms, particularly
in Lake Erie. These blooms can impair drinking
water quality and limit recreational opportunities,
including fishing and watersports. It is important for
a community to understand its water source and
the health of its own groundwater, particularly if the
majority of residents use well water.

Food systems

As the climate changes and weather patterns shift
accordingly, planting and harvesting conditions
become less predictable, and the potential for crop
losses increases. In 2019, unusually heavy rains
across much of Michigan made planting during
the typical time difficult for many farmers. While
the number of frost-free day has increased by an
average of 16 days across the Great Lakes region
from 1951 to 2017, the timing of those extra days
has not uniformly added to the growing season. In

9A.

recent years, unexpected late freezes after earlier-
than-usual warm weather lead to the loss of large
portions of fruit crops such as apples and cherries.

Drought

We most frequently think of drought as a prolonged
period without precipitation. While this kind of drought
is certainly possible in the future in Michigan, the more
likely effects of the changes the state is experiencing
will be changes in seasonal distribution of storms
with precipitation. Winter rainfall will become more
common, snowpack overall may decrease, and
stream levels will peak earlier in the year, affecting
water availability and the timing of groundwater
recharge. Drought is exacerbated by higher
temperatures, which lead to increased evaporation
rates; even with higher average rainfall, land may
become drier, and as rain becomes less frequent in
the hottest summer months, mid-summer drought
could become a regular challenge. Dry conditions
bring with them the possibility of wildfires, which are
not uncommon in rural Michigan but could grow in
scale and intensity in coming years. It is important
to understand the community’s water sources and
how extended periods of drought might affect water
availability.

Unanticipated events

No community can plan for every possible future
event or scenario. This is why developing resiliency,
improving sustainability, understanding vulnerabilities,
and identifying emergency resources is so important.
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The Lathrup Village Farmer’s Market where local produce is bought and sold.
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A More Local Look at Climate Vulnerability

While a broad overview on SAR is helpul in understanding why we plan for it, it is oftentimes helpful to put
this into the context of a familiar place. The U.S. Centers for Disease Control and Prevention (CDC) has
developed an index called the Environmental Justice Index (EJI) for measuring climate vulnerability down
to the Census Tract level. The EJI uses data from a variety of sources to produce a percentile score from
0-1, with higher values indicating greater environmental burden or vulnerability. The index assigns overall
scores that are made up of several compenents including social vulnerability, environmental environmental
burden, health indicators, and a regional climate burden score. The City of Lathrup Village has an overall
EJl score of .53 which is considered moderate. In terms of the subcategories, the City has an environmental
burden score of 0.67, and a social vulnerability score of 0.27. Environmental burden is the most prominent
areas of concerns, with particularly high scores for imparied surface water (0.89), housing built before 1980
(0.87), and air pollution (0.82). Additional indicators include a lack of recreation parks (0.55) and a lack of
walkability (0.48). These findings highlight opportunities ot improve environmental quality, expand acces
to green spaces, and create a more connected neighborhoods. Although the City’s social vulnerability
index score is relatively low, its higher proportion of adults aged 65 and older and prevalence of adults with
disabilities warrants consideration in both emergency preparedness and long-term planning.

Tangible Benefits of Sustainability Planning

The City’s successful pursuit of funding from the Michigan Department of Natural Resources (DNR) for
improvements at to re-grade the playground at Goldengate Park illustrates the real-world benefits of
sustainability planning. The resulting renovations reduced flooding, strengthened the park’s resilience to
future environmental challenges, and enhanced community amenities for years to come.

o _—

Flooding in the playground before the improvements. After the improvements were made to re-grade the site.
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Environmental Justice Index - Overall Environmental Justice IndexCensus Tract: 1600, Oakland County,
Michigan
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Opportunities & Considerations

Sustainability, resilience, and adaptability are foundational considerations that should guide all aspets of the
City’s future growth and development. While addressed first in this chapter, these concepts are intended to
be integrated throughout the plan and should inform decisions related to housing, transportation, economic
development, land use, and public spaces. Proactively considering environmnetal impacts, preparing for
changing conditions, and promoting the efficient use of resources can help the City protect its natural assets
and ensure community well-being and preparedness.

Preserve and enhance the city’s tree canopy and green spaces

The City’s natural spaces and mature tree canopy are highly valued asset in the community and it should
be a priority to preserve them. Greenery and trees have several benefits including supporting enviornmental
health, improving community character and land value, to enhancing quality of life for residents. Additionally
trees produce shade, reduce urban heat island effect, slow stormwater runoff, and improve air quality. The
City should continue working with the Lathrup Village Tree Committee and other ocal groups to secure
funding and volunteer efforts that support the continued maintenance and enhancement of the City’s tree
canopy and seek opportunities to expand the Lathrup Village Arboretum and other naturalization projects.

Promote and Support SAR Through Zoning

The City should review the Zoning Ordinance to identify opportunities to encourage sustainble landscaping
and reduce the environmental impacts of development. There are several approaches and mechanisms
that supporting this including requiring native plantings, regulating species diversity (the proportion of any
singular species allowed on a site), incentivizing green infrastructure and alternative pervious surfaces, etc.
The City should continue to be diligent in its efforts to ensure the Zoning Ordinance supports the latest
environmenal practices.

Strengthen Emergency Preparedness.

While many SAR strategies focus on preventing hazards and reducing their impacts, not all risks can be
eliminated. Maintaining emergency response plans, coordinating with regional partners, and establishing
clear public communication procedures are critical to responding effectively when unanticipated events occur.
Preparedness is particularly important for vulnerable residents who may face greater barriers to evacuation,
sheltering, or accessing resources and informaiton including older adults, individuals with disabilities, and
those living alone.
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“A welcoming community with interesting architecture and lovely yards”

- Lathrup Village Resident

The City’s residential neighborhoods, by and large,
are what defines the character of Lathrup Village.
Maintaining this character has been a continuing
goal of the City for many years. As noted earlier, the
demographics of the City is changing; the population
is getting older. Given that the vast majority of housing
units in the City are single-family detached homes,
the Comprehensive Plan should consider how to
address the housing needs of its residents in the
future. Older adults should be able to “age in place”
in their existing homes. However, new trends in
population shifts suggest that younger and older
adults alike are interested in lower-maintenance
and more accessible options. Through public input
and previous planning efforts, the community has
expressed a need to both retain existing residents
as well as attract younger people to the City.

The current composition of the city’s housing stock
is well-suited for young families with its selection of
single family residential homes, the majority of which
has three or more bedrooms. However, there are
few opportunities for young adults or empty nesters
looking to downsize into a smaller home with low
maintenance. To offer options to its current and future
residents, Lathrup Village has made zoning changes
to accommodate this housing style as a part of
envisioned redevelopment in the Village Center and
Southfield Road Corridor. Providing alternatives to
single family detached housing is a key component
of a future Village Center, and also can give older
adults the opportunity to “age in community.”
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Community Insights

The housing survey results and other feedback from various meetings and events was
carefully reviewed and the following key takeaways emerged from public feedback:

Residents highly value Lathrup Village’s distinctive character, including its unique
homes, mature trees, large lots, architectural diversity, walkability, and quiet,
small-town atmosphere.

Respondents emphasized the importance of maintaining existing neighborhoods
through property upkeep, infrastructure improvements, parks and green spaces,
code enforcement, and housing preservation.

Several respondents supported targeted zoning flexibility, including accessory
dwelling units, senior housing, and adaptive reuse of underutilized commercial,
office, and institutional properties.

Property taxes and long-term affordability are primary concerns for residents.
Particularly as it relates to aging in place and also attracting new residents.
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Data Insights

According to the U.S. Census Bureau, there are a total of 1,658 housing units in the City of Lathrup Village.
The number of housing units has remained relatively stable over the last decade and nearly all of the housing
units in the City are occupied (97.2%) with a vacancy rate of only 2.8%.

Housing Inventory

Housing Types. Housing type, from an urban planning perspective, is often referrring to the density or
number of dwelling units that a housing structure is supporting. These types are more broadly understood to
fall into one of four categories: Single-family homes (1-unit detatched), “missing middle” or medium density
housing (attached single-family homes, duplexes, cottage courts, etc.), multifamily housing (apartment
buildings and high rises), or other miscellaneous housing types such as mobile homes, RV’s, boats, etc.
The predominant housing type in Lathrup Village is single-family homes (89.7%). This pattern is reflective
of the City’s historical development as a bedroom community with neighborhoods rooted in ‘garden city’
planning principles. When comparing Lathrup Village to the surrounding area, the city has less missing
middle housing than the surrounding City of Southfield or Oakland County overall, but a stronger proportion
of missing middle housing (9.6%) than other smaller bedroom communities in the area. Lathrup Village
does not currently offer any denser multifamily housing options which, by comparison, account for 29.3%
of Southfield’s housing, 12.2% of Oakland County’s, and 9.1% of housing statewide. Berkley, Beverly Hills,
and Franklin have small amounts of multifamily development.

Figure 9. Housing Types in Lathrup Village
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Figure 10. Housing Types - Regional Profile
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Housing Age. Most of the homes in Lathrup Village were built before 1970, with a third being built in the
1950’s. There have been very few newer homes built within the city and some of this trend can be explained
by the physical limitations of the area being built out. Much of the charm and character of Lathrup Village is
in its historic districts and historic homes, though the city should consider how the current housing stock
meets the needs and demand of new and existing residents, and how to support the community’s aging
population.

Figure 11. Housing by Year Built
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Architecture. Lathrup Village’s housing stock is dominated by ranch and two-story colonial homes, with
576 and 543 properties, respectively. Together, these styles account for roughly 64% of the 1,686 properties
represented, while Cape Cods (153) and bungalows (119) form smaller but notable shares.

Figure 12. Architectural Styles in Lathrup Village
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Number of Bedrooms. Most of the homes in Lathrup Village are three or four bedroom homes. While this
composition suggests that the City has options for young families and people looking to grow their families,
there are fewer options available for 2 bedrooms or fewer. This may represent a mismatch with the current
population makeup and trends showing the population as aging.

Figure 13. Housing by Number of Bedrooms
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Households

Item 9A.

The makeup of a community’s households gives one perspective on what housing needs may be important
in a community looking ahead into the future by gleaning information about who lives here, who doesn’t,
and whether residents will be likely to continue to live there.

Household Size. The average household size in Lathrup Village is 2.47, an increase from 2.27 reported
in the 2010 Census. This shift brings the city more in line with average household sizes observed across
the Oakland County and Michigan overall. However it represents a departure from broader county and
statewide trends, where average household sizes decreased from 2.47 to 2.39 and from 2.47 to 2.42
respectively, during the same period. Statewide and nationally, household sizes have generally decreased
over the past several decades due to factors such as lower birth rates, fewer multigenerational households,

and an aging population.

Figure 14. Household Size 2010 - 2024
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Household Types. According to SEMCOG, over half of all households in Lathrup Village consist of 2+
people without children (58%). The remaining proportion of households is a fairly even split amongst 2+
people with children (15%), people under the age of 65 living alone (14%), and people over the age of
65 living alone (13%). Compared to Oakland County overall, Lathrup Village has approximately half the
proportion of households with children. Most notably, when looking at the data over time from 2010 to
2024, the proportion of households with children dropped by 50%, while households with 2+ persons
without children has risen 22%. This household composition may reflect an aging population, a prevalence
of empty-nester households, or housing market conditions that limit opportunities for families with children
to move into the community.

Figure 15. Household Types
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Attainability & Affordability - What’s the difference?

The relationship between monthly costs and housing market needs is complex and multifaceted. However,
Census Bureau data can provide a starting point for determining what it costs to live in the community and
whether housing at certain price points may be missing.

The U.S. Department of Housing and Urban Development (HUD) defines affordable housing as “housing that
costs no more than 30% of a household’s gross income, including utilities”. Therefore, households spending
more than 30% of their income on housing are considered cost-burdened, and those spending more than
35% of their income on housing are considered severely cost-burdened. The concept of attainable housing
is distinct from housing affordability. Attainable housing describes housing that is affordable to households
making between 80-120% of the area’s median income (AMI).

The majority of residents in Lathrup Village own their home (92.1%). Of those who own their home, about
82% are paying a mortgage on their home and the average mortgage payment is $1,931. Nearly one third
of all owner-occupied units with a mortgage in Lathrup Village are considered cost-burdened (27.5%) and
the majority of those who are considered burdened are categorized as severely cost-burdened (18.5%).
Only 3% of housing units without a mortgage are cost-burdened but this is to be expected as the primary
cost of owning a home is typically the mortgage payment.

Figure 17. Mortgage Status
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Figure 18. Median Owner Housing Costs
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Figure 19. Monthly Owner Costs as a Percentage of Household Income
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About 8% of the City’s population are renters and the median rent in Lathrup Village is $1,483 per month.
This amount is comparable to other communities in the region and to Oakland County. Alimost 16% of
the city’s renters are considered cost burdened, which is a considerably lower proportion when compared
to regional and statewide trends, however Lathrup Village also has a unique renter profile that lacks the
traditional market-based multifamily housing coupled with a small sample size.

Figure 20. Median Rent
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Figure 21. Rent as a Percentage of Household Income
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The cost of housing alone does not fully capture the cost of living in an area. The second highest reported
expense for households is transportation, and transportation costs are largely shaped by neighborhood
characteristics such as location, layout, and accessibility. The Center for Neighborhood Technology considers
transportation costs affordable when they do not exceed 15% of household income, resulting in an overall
housing and transportation affordability threshold of 45%. Households in the City of Lathrup Village spend
an estimated $14,552 annually on transportation, representing approximately 20% of the area’s median
household income. These costs suggest that transportation is a significant factor in overall affordability,
particularly for residents who commute to jobs outside the community.

Figure 22. Housing & Transportation Costs
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Home Value. Furthermore, while the prevously discussed metrics describe what it costs to live in Lathrup,
it is equally important to consider the relative cost of buying into or moving within the City. Based on the
Census estimates (which do lag behind actual market data), the median home value in Lathrup Village is
$310,600 and most of the current housing stock value falls between $200,000 to $500,000. Compared
to the surrounding area and Oakland County, the city has a lower proportion of homes available for under
$200,000 but also a higher proportion of homes available at the $200,000-$300,000 price point. This may
suggest that while the city may not have many low-cost affordable options, it does boast a strong stock of

attainable price ranges per the area’s median income.

Figure 23. Home Values
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Opportunities & Considerations

Mixed-Use Corridors

The single-family residential neighborhoods in Lathrup
Village are largely built out and the long-standing quiet
and historic character of those neighborhoods is a
critical asset to preserve within the City. Therefore,
the primary focus for additional housing opportunities
exists along the City’s major corridors, particularly
Southfield Road and 12-Mile Road. These areas
provide an avenue to diversify housing choices
while supporting reinvestment and long-term fiscal
sustainability. Community feedback from the surveys
reflects a strong interest in revitalization of the
corridors, as well as concerns about milage rates
and the cost of maintaining City services. Encouraging
additional housing and mixed-use development
in strategic locations, supports an efficient use of
existing infrastructure, and generates an additional
tax base while respecting the established character
of the single-family neighborhoods.

The Southfield Road corridor is already primarily
zoned for mixed-use development, but focusing
on additional housing as a component of broader
revitalization efforts may help bring more activity and
residents to the corridor. Additionally, 12-Mile Road
offers an opportunity to transition underutilized office
properties toward a more flexible mix of uses that
includes residential. Quality missing middle housing
development could provide an appropriate transition
along 12-Mile Road between the corridor and the
single-family neighborhoods. Such development
would also provide additional choices for residents
who are looking to downsize or to transition from
renting into ownership without the costs and
maintenance associated with single-family living.

T

Examples of low-intensity mixed-use housing.

Item 9A.
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Accessory Dwelling Units

While the term accessory dwelling unit has grown in popularity in recent decades, the concept itself has been
around for a very long time (centuries even!). The term accessory dwelling unit, or ADU for short, is typically
referring to a smaller residence that is located on the same parcel of land as another primary residence. ADU
is the umbrella term most often used in the context of planning and zoning, however this housing concept
has come to be known by many other names such as carriage house, in-law suite, backyard bungalow,
guest cottage, and so on. As their many names would suggest, ADUs can and do take on several different
forms from homes above garages to connected rooms to detached buildings.

ATTACHED INTERIOR (UPPER LEVEL)

INTERIOR (LOWER LEVEL) ABOVE GARAGE GARAGE CONVERSION

A Accessory dwelling units (or ADUs) come in many shapes and styles.

lllustrated formats of ADU’s from AARP’s “The ABC’s of ADU’s: A guide to Accessory Dwelling Units and how they expand
housing options for people of all ages”. The ABCs of ADUs

The feedback from the housing survey indicated a need for different housing options, especially smaller more
compact options. Through zoning, communities have the ability to tailor this type of housing to their specific
context. When implemented appropriately, ADUs can provide several benefits to both homeowners and the
surrounding community. These benefits include opportunities for homeowners to generate supplemental
rental income, space for family members or caregivers, and a practical lower-cost housing option for seeking
to rent a smaller home. Nearly half of the housing survey respondents indicated that they would encourage
ADUs in the community and another 27% were neutral. This suggests that the concept itself is at least
worth exploration by the City to determine whether there is an appropriate format that balances existing
character with the need for housing options.
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Maintenance & Code Enforcement

Preserving the quality and character of the City’s neighborhoods is a shared community investment.
Key considerations include encouraging ongoing home and yard maintenance, blight enforcement, and
tree maintenance and preservation. While enforcement is a part of the equation, the City should strive
to encourage systems that support residents in achieving compliance to prevent blight violations before
they occur. The City can support homeowners by connecting residents with resources, education, and
practical assistance to address routine maintenance and improvement needs. The City should also ensure
that policies support appropriate retrofits to existing homes as resident needs change while respecting the
character and standards of established historic neighborhoods. At the same time, promoting accessible
and smaller-scale housing options for different stages of life can also provide a pathway to age in place
within the community.
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Neighborhoods

Neighborhoods are the fundamental building blocks
of a community. More than just the area in which
people live, neighborhoods also include shops,
restaurants, parks, places of worship and schools.
They tend to be the places where we can attend to at
least some of our daily needs within close proximity
of where we live.

Often, neighborhoods draw together people of
similar ethnicities, incomes, and life circumstances.
Sometimes they have defined boundaries based
on streets or natural features. Regardless of their
shape or composition, neighborhoods can serve as
a needed link between the individual and the overall
community.

Neighborhoods are connected by physical elements
like streets and sidewalks as well as by loose or
formal social connections, like a neighborhood watch
program, neighborhood association, time bank or
phone chain. Well-connected neighborhoods are
better able to share information about the community
at large, encourage civic participation in events and
activities, and raise awareness of resources that
may be available for people when they’re needed.
In disconnected neighborhoods, people may be less
likely to feel they’re part of the overall community and
may miss out on opportunities to participate in civic
life. This presents challenges for local governments as
well as schools, businesses and service organizations.
Strengthening neighborhood connections helps tie
the community together and improve quality of life
for all.

Planning at the neighborhood level can provide
an opportunity to engage more people because
the topics have more immediacy and relevance. It
can take advantage of some built-in neighborhood
networks, where they exist, that provide another
avenue for communication and outreach. Proactive
neighborhood engagement might instead better
prepare a community for new development/
redevelopment before it arises.

Item 9A.

Neighborhood planning looks at issues specific to an
area within a larger community. Some of the issues
that could prompt long-range planning include:

e Preservation and Conservation. Conserving
the built and natural heritage of an area

e Sustainability. Developing sustainability
policies and initiatives

e Access and Civic Engagement. Improving
access to local democracy, social services,
and government institutions

¢ Housing and Community Development.
Addressing sector-specific issues such as
housing or economic development

e Transportation and Connectivity. Enhancing
opportunities for active transportation
by changing the physical treatment of
neighborhood streets and public spaces.

The American Planning Association developed
a Policy Guide on Neighborhood Collaborative
Planning in 1998. It finds that “neighborhoods are
the strategic building blocks of overall community
development. Neighborhood collaborative planning
requires understanding of the economic, social and
physical characteristics in order to maintain both
the sense of place and the sense of community.”
The APA recommends seven general policies about
neighborhood planning:

e Comprehensive plans provide the framework
for neighborhood planning and should be
done within the context of a community-wide
plan.

¢ \Where there are identifiable neighborhoods,

a jurisdiction’s comprehensive plan should
reflect neighborhood plans and neighborhood
plans should support the broader needs of
the community and region.
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Planning decisions should be directed to the
most appropriate level. Planning decisions
that have limited impact on the community
as a whole should be made by, or on the
basis of advice given by, those neighborhood
groups primarily affected. On the other hand,
planning decisions that affect the community
as a whole should not be overly influenced by
a single neighborhood’s needs or interests.
Neighborhoods should be encouraged to
seek the best organizational structure that is
suited to achieve their goals and objectives
such as, but not limited to neighborhood
associations, co-ops, and development
corporations.

Neighborhood-based coalitions that assist in
the development of individual neighborhood
organizations, articulate neighborhood views
on community wide issues, and facilitate
coordination in the planning process should
be encouraged and supported by local
government.

Item 9A.

Advocacy planning for neighborhoods
should be accepted as a legitimate role for
professional planners, both publicly and
privately employed.

To be effective in many cases, neighborhood
planning needs to go beyond addressing
the physical conditions of the area and also
examine issues of social equity. To that

end, the APA at the national, chapter and
division levels should work with social service,
housing, economic development, public
health, educational, recreational, judicial, and
other organizations to ensure that the issues
of social equity, children and families receive
attention through the efforts of planners.
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Communities of all sizes may find thinking at the
neighborhood level to be more meaningful for
residents and businesses. For example, in Los
Angeles, their long-range plans recognize that “many
residents do not identify with the City as a whole, but,
instead, with their own neighborhood.” By planning
at the neighborhood level, the city notes, “planning
measures can reinforce those neighborhoods and
connect them to one another and to larger districts,
thereby defining a citywide structure”. The city’s
strategies for overall growth include focusing on
neighborhoods by: improving the appearance of
commercial corridors, creating open space and
adding visual and recreational amenities; re-purposing
rights-of-ways to open space corridors that link
neighborhoods to parks; concentrating development
in transit-served areas and corridors; allowing streets
to function as open space, with design and functional
improvements.

The challenge for communities is not letting the
hyperlocal focus of neighborhood planning and
involvement result in competition between
neighborhoods or let the voice of the neighborhoods
drown out strategies that are good for the overall
community. Keeping a “glocal” perspective
means that it is important to plan and act locally
in neighborhoods while nurturing the relationships
between neighborhoods and the community at large,
highlighting neightborhood action strategies that result
in resilient and livable communities.

What are the essential elements of neighborhood
planning? Planning at the neighborhood level requires
an understanding of the following:

¢ Geographic boundaries. Think of
neighborhoods in terms of walkability — a ten-
to 15-minute walk radius — generally one half
to one mile. Are there physical boundaries
such as busy streets, highways, rail lines,
large facilities or other barriers that serve as
limits to one’s walkability in a neighborhood or
otherwise serve as an edge to a clear district?

Item 9A.

e Demographics. What are the characteristics

of the neighborhood? Understanding the

income, race, age and household makeup of
a neighborhood can help shed light on where

issues of equity may need to be addressed

e Land uses. To be walkable and serve some

of the daily needs of its local population, a

neighborhood needs more than just homes.

Are there a mix of uses — perhaps not
within the neighborhood, but at its edges,
that provide destinations for neighborhood
residents? Is there a school, library, park or

other community facility that helps define the

neighborhood?
¢ Transportation networks. How do people

travel within and out of the neighborhood? Are
there non-motorized transportation facilities

like sidewalks and/ or shared-use paths?

¢ Historic Assets. Are there any significant
structures that are only found in a specific

neighborhood? Historic structures like homes
and schools can contribute to the character

of a neighborhood — depending on their
condition.

¢ Natural Resources and Environment.
Are there any natural resources in the
neighborhood? How do those resources
connect to other neighborhoods or even
beyond the community’s borders?

% 5 == " -
The Lathrup Village Children’s Garden is a city asset.
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¢ Public realm. Are there public spaces like
parks, plazas or civic spaces that give the
neighborhood the opportunity to engage?
Sidewalks and streets should be considered
as part of the public realm. How do homes
and other land uses in the neighborhood
interact with the public realm — particularly its
streets and sidewalks?

¢ Social network. Is there an existing social
network in the neighborhood for the facilitation
and delivery of news and information? How
does the neighborhood access community
resources offered locally and regionally?

e Context. Where is the neighborhood within
the context of the community as a whole?
What boundaries — physical or social —
separate neighborhoods from each other
or important community assets? How can
individual neighborhoods better interact with
other neighborhoods as well as contribute to
an improved overall community?

A neighborhood bike path near Goldengate Park.

As shown on the map on the following page,
the city somewhat naturally can be divided into
five neighborhoods, using physical boundaries
of Southfield Road and [-696. An additional road
boundary of Saratoga provides an easy dividing
line between the north and south for the northwest
neighborhoods.

While city residents are largely plugged in to
community events and activities, efforts to reinforce
community and neighborhood identity can help
residents communicate with each other as well as
help the city more effectively communicate with
residents.
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Economic Development

“It would be nice to have schools, parks, grocery stores, restaurants, banks,
pharmacies, etc. all within walking distance.” - Lathrup village Resident

Public Act 197 of 1975 is an economic development
tool that provides the authority for communities
in the State of Michigan to create a Downtown
Development Authority. This act was amended and
replace by PA 57 of 2018, which consolidates the
state’s redevelopment tools that utilize tax increment
financing (TIF).

The Lathrup Village Downtown Development Authority
was created by the City Council on January 12, 1998,
because the city experienced notable property value
deterioration and loss along Southfield Road. The
DDA district is generally described as incorporating
all public and private real estate along 11 Mile Road,
12 Mile Road, and Southfield Road including public
rights-of-way and alleys.

The future success of Lathrup Village’s current effort
to revitalize its commercial area will depend, in large
measure, on the readiness and ability to initiate public
improvements that strengthen the commercial area
and when feasible to participate in the development
of new private uses that clearly demonstrate the
creation of new jobs, the attraction of new business,
and the generation of additional tax revenues.

The DDA leverages public investment, in the form
of Tax Increment Financing revenues and a 1.9
mil tax on Southfield Road properties, to attract
private investment in the city. The DDA works with
county, regional, and state officials to strengthen the
economic position of our existing businesses.

The benefit of using tax increment financing as a
method to finance district improvements is that all
local units of government levying taxes within the
City of Lathrup Village contribute to the revitalization
of the business district. These include:

e (City of Lathrup Village (all millages)

e (Oakland County

e (QOakland County Parks

e Huron Clinton Metroparks

e (Oakland County Community College

Benefits to the DDA are broad and include:

e Business owners from increased traffic

e Property owners from increased property
values

e Area residents from increased dining,
shopping, and cultural opportunities and,
often, increased property values

e |athrup Village from increased property values
and reputation as a destination.

The DDA is a strong supporter of community events
that reinforce the positive image of a thriving city.
These year-round activities attract people to the
heart of the city and raise awareness of the city’s
strengths within the region.
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The economic development survey results and other feedback from various meetings and
events was carefully reviewed and the following key takeaways emerged from public feedback:

Community Insights

Residents support reinvestment in vacant and underutilized properties, particularly
along Southfield Road, 12 Mile Road, and at the Annie Lathrup School site.

Residents want more restaurants, cafes, markets, specialty retail, fithess facilities,
and other businesses that meet everyday needs close to home.

Walkability, placemaking, and community gathering spaces emerged as recurring
priorities, with residents seeking destinations that encourage people to spend
time in the community.

Residents support attractive, well-maintained corridors with high-quality design,
landscaping, streetscape improvements, and development that complements
surrounding neighborhoods.

Residents are in favor of supporting local businesses, entrepreneurs, and business
recruitment efforts that expand the commercial tax base, reduce pressure on
iy homeowners, and improve overall quality of life.
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9A.

Data Insights

Median Household Income. The Median household income for Lathrup Village is approximately
$109,893. This is slightly greater than Oakland County’s median and greater than the City
of Southfield which it is completely enclosed by, though it is similar to other neighbors like
Berkley.

Figure 25. Median Household Income
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Household Income. Most residents in the City of Lathrup Village have a reported income
between $50,000 and $200,000. Notably, nearly a third of the population (30.4%) holds a

household income of more than $150,000.

Figure 26. Household Income
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82 U.S. Census Bureau "Selected Economic Characteristics, " American Community Survey 5-Year Estimates Subject
Tables, Table DP02, 2024.
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Poverty. Approximately 5.6% of residents have an income below the poverty level which
was an income of $18,900 for a family of 2 in 2023. (Weighted entries from the U.S. Census
Bureau, Current Population Reports, Series P60-252, Income and Poverty in the United
States: 2022, Washington, D.C., U.S. Government Printing Office, September 2023, p. 19.).

Figure 27. Poverty
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Tables, Table DP02, 2024.

136




2026 Lathrup Village Comprehensive Plan Update ltem

9A.

Employment status. Around 2.5% of residents in the community are experiencing
unemployment which falls within a typical range and is slightly lower than the state overall.
Noteably, nearly half of the residents are not in the labor force (41.5%), which is greater than
surrounding communities and than Oakland County overall. People not in the labor force
include retirees, full-time students, stay at home caregivers, people with disabilities, and
people are not working but not seeking work.

Figure 28. Employment Status
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84 U.S. Census Bureau "Selected Economic Characteristics, " American Community Survey 5-Year Estimates Subject
Tables, Table DP02, 2024.
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Employment by Industry. Residents in Lathrup Village are primarily employed in educational
services, health care, and social assistance (23.5%) and also in professional, scientific,

management, administrative, and waste management services (20.9%). Notable shares of

the population work in transportation, warehousing, and utilities (5%) and in manufacturing

(13.4%) and retail trade (6.4%). It should be noted that while industry describes the category
of one’s place of work in terms of the goods and services their business produces, it doesn’t

necessarily indicate the type of job that person performs.

Figure 29. Employment by Industry
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U.S. Census Bureau "Selected Economic Characteristics, " American Community Survey 5-Year Estimates Subject 8
Tables, Table DP02, 2024.
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Employment by Occupation. Historically, Lathrup Village has come to be known as a
bedroom community where residents live but primarily work elsewhere in the region. The
occupation distribution compared to the land use in the city reflects this narrative. A majority
of residents in Lathrup Village primarily work in management, business, science, and arts
(52.5%) followed by sales and office (16.3%). This data illustrates a scenario where local
services and retail are an important part of local quality of life but residents are not necessarily
financially dependent on jobs in the area. As the community is already built out, focussing on
adaptive reuse of land and supporting exisiting and future neighborhood-serving businesses
will be critical.

Figure 30. Employment by Occupation
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86 U.S. Census Bureau "Selected Economic Characteristics, " American Community Survey 5-Year Estimates Subject 139
Tables, Table DP0Z2, 2024.
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Village Center

The concept for the Village Center was first established
in the 2009 Master Plan. It was further fleshed out
and illustrated to include a conceptual development
layout and precedent images from developments
across the US, intended to help the community,
property owners, and developers understand what
the Village Center could become.

During the 2021 Comprehensive plan process and
also during the current update, some city officials,
property owners and residents expressed concern
that, after 17 years of envisioning redevelopment,
nothing has been realized and yet the corridor remains
in need of redevelopment in order to diversify the
City’s tax base.

Other goals of the city - providing destinations to which
residents can walk, a variety of housing opportunities

The Village Center redevelopment concept.

and improving walkability - all are reflected in the
Village Center concept. While the conversations tend
to revolve around the redevelopment of the school
property (see Redevelopment Sites in the pages
that follow), there may be other opportunities to spur
redevelopment in the corridor.

Housing continues to be one of the strongest
elements of the current real estate market. After
careful consideration, the refined development
concept of the Village Center district’s future land use
designation changes the eastern and western sides
of the district (along California Drive) to Single-Family
Residential. While these areas will no longer contain
the mixture of uses of the Village Center, the focus
on new housing in the corridors and the expansion
of mixed use along 12 Mile road will aim to satisfy
the housing goals of the city.
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Redevelopment Sites

To implement the goals of this Comprehensive Plan, three specific redevelopment sites have been identified
by the City that are currently vacant or under-utilized, likely due to their location, unique features, and/or
physical size. Concepts for redevelopment of these sites suggest key components and approaches that
are envisioned to facilitate redevelopment.

26026 Southfield Road

This site, along the east side of Southfield Road, is currently undeveloped and zoned MX - Mixed Use.
Permitted uses include general retail business, personal service establishments, office uses, second-floor
residential, and restaurants. Surrounding parcels to the north and south, as well as across Southfield Road
to the west, are zoned MX. Property to the east is zoned single-family residential. Generally, the parcels
along Southfield Road are developed with a mix of office and strip commercial. The site also has high
accessibility to the major thoroughfare of 1-696 via Southfield Road.
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Components of the Redevelopment

Land Use

This parcel, located south of I-696 in the southeast
neighborhood, has been vacant for at least 15
years. Properties to the north, south and west
along Southfield Road are developed with one-story
buildings that are used for a mix of retail, office and
personal service uses. Most buildings in this portion of
the corridor are setback considerably from Southfield
Road, due to the large right-of-way in this area.

Building Form

Most of the buildings in the corridor occupy the
width of their lots and have parking in the front.
However, it is envisioned that moving buildings to
the front lot line with minimal setbacks would narrow
the built environment along the corridor, creating an
enhanced sense of place. This type of enclosure
would encourage walkability by creating more of a
human scale along the corridor. Parking would be
provided behind the building and “tuck under” parking
could also be provided as the two-story concept
model illustrates.

Transportation

Southfield Road is a heavily traveled roadway that
serves many communities. However, not everyone
can or wants to drive their own vehicle. The site has
a bus stop that is essentially a small patch of built-up
ground that spans a drainage culvert along Southfield
Road. The connection to the sidewalk should be
enhanced and the stop could also be improved with
a bench and/or other shelter structure.

In addition, all parts of the site should be served by
non-motorized transportation facilities that connect to
adjacent sidewalks, roadways and sites as identified
in the city’s Complete Streets plan. Connections and
wayfinding signage should be provided to the existing
sidewalk network. It is anticipated that vehicular
access will tap into the existing street network.

9A.

Sustainability

Development on this site should be based on a
framework of sustainable building and site design
practices that offer a model for development and
redevelopment elsewhere in the city. The use of
low-impact design, pervious paving materials, and
native landscape materials should be prioritized.
Redevelopment of the site should include native,
low-maintenance landscape with trees, shrubbery
and other plantings with seasonal color.

Development of the District

Zoning for the parcel is currently MX Mixed Use, which
supports the development concept illustrated below.
Design guidelines, similar to those the city has for
the Village Center district, should be developed to
further illustrate the important elements of building
design that support pedestrian activity.

FIGURE 2: SOUTHFIELD ROAD REDEVELOPMENT SITE
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Annie Lathrup School

This site, along the east side of Southfield Road,
is currently undeveloped and zoned MX - Mixed
Use. Permitted uses include general retail business,
personal service establishments, office uses, second-
floor residential, and restaurants. Surrounding parcels
to the north and south, as well as across Southfield
Road to the west, are zoned MX. Property to the
east is zoned single-family residential. Generally, the
parcels along Southfield Road are developed with a
mix of office and strip commercial. The site also has
high accessibility to the major thoroughfare of I-696
via Southfield Road.

Item 9A.
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Components of the Redevelopment

Land Use

The vision for a “village center” was first expressed
in the city’s 2009 Master Plan, which illustrated a
plan for the revitalization of the Southfield Road
corridor that centered on the “hub of the wheel”
where several of the city’s streets converge. Since
then, that vision has been refined, Zoning Ordinance
standards created, and design guidelines adopted
that set up a framework for redevelopment in the
Village Center. The Annie Lathrup School is a highly
visible redevelopment parcel that could begin to
provide the type of mixed use the City envisions for
the Village Center. It is envisioned that this site will
retain the historic structure and allow for additional
buildings that could incorporate a mix of public and
private property, including residential, office, retall,
restaurant, entertainment, gathering spaces, and
recreation areas.

Building Form

While it is envisioned that the existing structure will
be rehabilitated, new buildings are also expected
and should be placed in a way that complements
the school. Building walls and spaces between
buildings will give pedestrians a protected feeling
while providing space for pocket parks, plazas,
courtyards or linkages and passageways to the
rear of buildings. Off-street parking lots in front of
buildings detract from the pedestrian-focused site
layout that is desired. Roads should support the
built environment and accommodate pedestrian and
vehicular access. Buildings are envisioned to be at
least two stories in height and may be a maximum
of five stories on Southfield Road, when the top floor
is set back ten (10) feet from all building sides. Other
buildings will be a maximum of three stories on other
roads. Public spaces should include the following:

e Opportunities for people to gather formally,
such as for art fairs, concerts, or other events,
as well as informally, for a rest, a chance
meeting, or to people-watch.

e Courtyards and Arcades— Spaces created by
buildings that foster a feeling of intimacy and
create a sense of connection from people to
place.

e The current civic facilities are intended to
remain in the Village Center area but may be
leveraged or reconfigured to accommodate
the redevelopment as envisioned for a vibrant,
compact, pedestrian-oriented downtown
area.

Transportation

The basic building blocks of the transportation
network are the and two main roadways that
accommodate vehicular traffic with a pedestrian-
friendly focus including:

e Southfield Road: The existing 160ft right-of-
way (ROW) includes double rows of street
trees that create a sense of place and makes
the corridor greener. It could be narrowed
to 120 ft of ROW, depending upon the
ultimate future road cross-section, which
would provide more area for adjacent land
development.

Sustainability

Development on this site should be based on a
framework of sustainable building and site design
practices that offer a model for development and
redevelopment elsewhere in the city. The use of
low-impact design, pervious paving materials, and
native landscape materials should be prioritized.
Redevelopment of the site should seek to rehabilitate
the existing structure to the greatest extent possible.

Development of the District

Zoning for the parcel is currently VC Village Center.
Future amendments to this district may be needed
to refine building and site standards and also to
provide additional graphics that help illustrate building
regulations. In addition, the city should continue to
explore other properties in the Village Center district
for catalyst development potential.

(da)
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Transportation

“I would love to live in a community that wasn’t so reliant on cars and allows
non-drivers to still move about freely and frequently.” - Lachrup village Resident

Lathrup Village has developed around a framework of
existing roads and streets in a grid and radial pattern
reflecting principles of the Garden City movement.
Bounded on the north by 12 Mile Road, to the west
by Evergreen, to the south by Lincoln Drive and to
the east by Lathrup Boulevard, Lathrup Village is a
traditional pre-WWII community embedded within
a metropolitan area. This Comprehensive Plan will
identify additional opportunities to improve the entire
transportation network by enhancing pedestrian
connections, improving access to neighborhood-
serving destinations, and creating safer, more
comfortable travel options for people of all ages
and abilities.
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Community Insights

The transportation survey results and other feedback from various meetings and events was
carefully reviewed and the following key takeaways emerged from public feedback:

Southfield Road remains a primary transportation challenge, with concerns
about speeding, safety, crossings, traffic flow, and the barrier it creates between
neighborhoods.

Residents want safer and more complete pedestrian facilities, including sidewalk
repairs, filling sidewalk gaps, improved crossings, better intersection design,
accessibility, and solutions to drainage and flooding issues that impact walkability.

Traffic calming and enforcement emerged as recurring priorities. Residents
expressed concerns about speeding, stop sign violations, cut-through traffic, and
dangerous driving conditions, particularly at major intersections and access points.

Residents expressed interest in safer bicycle facilities, improved accessibility for all
ages and abilities, and better-maintained bus stops, though support for expanded
transit infrastructure was mixed.

Transportation investments should improve access to parks, schools, businesses,
restaurants, and local community destinations.
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Data Insights

Commuter characteristics. Like most communities in Michigan, the primary means of getting to work
for residents is by car with most households having two vehicles available. In part due to the COVID-19
pandemic, commuter trends have experienced a shift away from working in person every day to working
remotely and this is reflected in commuter data. Over the last decade, Lathrup Village has experienced
an 18.3 point increase in residents who work from home or remotely and a 12.9 point decrease in those
commuting by car. Notably, while still a marginal proportion of the community, the percentage of people
who report walking to work has increased slowly over the last decade as well, up from less than a percent

10 2.4%.

Figure 31. Means of Commuting to Work 2010 -2024
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98 U.S. Census Bureau "Selected Housing Characteristics” and “Selected Social Characteristics”, American Community
Survey 5-Year Estimates Subject Tables, Tables DP04 & DP02 2024.
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The mean travel time to work in Lathrup Village is 22.8 minutes with the typical commute being under 30
minutes. Most residents leave work before 9:00 a.m. however nearly a fourth leave after 9:00 AM.

Figure 32. Travel Time to Work
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Figure 33. Time of Departure to Work

9:00 a.m. to 11:59 p.m. [ 2. 7%
8:30am.to8:59 am. I 2.2%
8:00 am. to 8:29 a.m. [N .79
7:30 am. to 7:59 a.m. | 05
7:00 am. to 7:29 a.m. NG (5.0%
6:30 a.m. to 6:59 a.m. | NG 0.3%
6:00 am. to 6:29 a.m. NG 10.0%
5:30 am.to 5:59 am. | 0.4%
5:00 a.m. to 5:29 a.m. | NG 46%
12:00 a.m. to 4:59 a.m. NN .3

0% 5% 10% 15% 20% 25% 30%

U.S. Census Bureau "Selected Housing Characteristics” and “Selected Social Characteristics”, American Community g
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In addition to regular annual data, the U.S. Census Bureau also tracks other metrics such as commuter
flows over certain time periods and releases this data as a special set. The commuter flow is calculated
at the county level using a person’s home and their work location to determine an overall pattern of where
people are commuting to and from. The most current analysis from 2016-2024 shows that most people
who live in Oakland County also work in Oakland County, followed by Wayne and Macomb Counties. More
granular analysis at the city level has been done by SEMCOG and a more detailed analysis suggests that
for the City of Lathrup Village specifically, most connections happen between Lathrup Village, Detroit, and

Southfield.
Figure 34. Commuter Flows from Oakland County 2016 - 2024
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Public Transportation. Lathrup Village is primarily serviced by two SMART routes, route 420 and 740 that
primarily run along the main corridors.
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Active Transportation Network. Lathrup Village’s active transportation network plays an important role in
understanding how people move throughout the community and includes sidewalks, bike paths, public transit,
crosswalks, and newly installed pedestrian HAWK signals. Evaluating how these facilities are distributed
and connected across neighborhoods and along major corridors helps the City identify gaps that limit safe
and convenient travel for pedestrians, cyclists, and transit riders. This network-level perspective can guide
targeted transportation investments, support strategies to manage parking demand by providing viable
alternatives to driving, and respond to resident concerns about speeding and traffic safety. By identifying
locations where traffic calming, safer crossings, or improved pedestrian infrastructure are needed, the City
can better protect neighborhood streets while enhancing access to businesses, transit, and community
destinations along the city’s primary corridors (see network map on the following page).

SMART System Map, httos.//www.smartbus.org/Portals/0/8-9-21%20Website %20System %20Map.pdf 1(q 152
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Transportation & Complete Streets

Complete Streets is a term used to describe a
transportation network that includes facilities for
vehicles, pedestrians, cyclists, and other legal users.
Complete streets provide transportation choices,
allowing people to move about their communities
safely and easily. In 2011, the City prepared a
Complete Streets Plan, which was included as
a supplement to the Master Plan. In addition to
the plans, the City adopted a complete streets
ordinance that facilitates the implementation of
plan elements in conjunction with other public
infrastructure improvements. This map has been
updated as improvements were made and include
the neighborhoods as identified earlier. The map on
the following page should be viewed as a work in
progress, particularly with respect to crossings over
I-696 that are currently unsafe for pedestrians. The
City of Lathrup Village will continue to work with the
Michigan Department of Transportation to improve
connectivity in these areas.

Key components in the Plan include elements to
guide the transformation of Southfield Road from a
5-lane automobile-oriented thoroughfare into a safe
and efficient roadway that accommodates a variety
of users, including pedestrians. Examples of these
elements include:

Village Center. The context of the surrounding area
influences the function of the roadway. Roads in this
area will feature elements that are more suitable for a
denser, walkable urban setting, such as the following:

¢ Parallel on-street parking

¢ Bike lanes routed into the Village Center

e Travel speeds of 35 mph or less

¢ Buildings directly abutting the road right-of-
way

e \Wider sidewalks serving pedestrian activities,
including outdoor dining

e Streetscape elements including lighting and
landscaping

It is anticipated that at least one new street
will be constructed in the Village Center,
perpendicular to Southfield Road. This street
will function as a “collector street,” in this
case connecting local streets to the central
business district and to minor and principal
arterials.

Roads including Eldorado, California (about
one block east and west of Southfield Road),
and Monterey will link the Village Center with
local streets. The street portions of these
roads will contain two lanes of traffic as well
as two designated bike lanes, and two lanes
of parallel on street parking in the Village
Center. These streets will also include space
for sidewalks, landscaping, street lighting, and
street furniture.

In the Village Center, local streets will provide
access to abutting land and consist of all
streets that do not belong to one of the higher
systems. These streets will typically have
formally striped,on-street parallel parking on
both sides of the street. The form of the village
local streets will be impacted by adjacent land
uses, which will be typically more dense than
the rest of the City.

The Village Center concept includes the median that is currently
the RCOC preferred alternative design, though discussion on

the Southfield Rd. project is still ongoing.

1(
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Backstreets/Alleys. In Lathrup Village, alleys are
designated behind buildings along both sides of
the Southfield Road Corridor; the framework for
these alleys exist and in some cases are currently
utilized as a way to move between properties without
using Southfield Road. A built-out alley network can
accommodate service delivery and provide short
block-to-block access for motorists, minimizing travel
movements on adjacent roadways.

Pedestrian crossings. Street intersections are
typically considered the best locations for pedestrians
to cross the street. The best crossings minimize
crossing distance, maintain visibility, and allow
sidewalk ramps to be placed within the sidewalk. In
Lathrup Village, all of the major signalized pedestrian
crossings take place where two streets meet or
cross. Most crossings are existing, except for those
proposed in the Village center area. A pedestrian-only
crossing is proposed along 12 Mile Road and the
11 Mile Road service drives. The existing crossing
at Sunset Boulevard will be relocated to where the
new road will meet Southfield, and three additional
crossings will be added, making it easier for non-
motorized travelers to cross this major roadway.

Access Management

Access management is a strategy used to coordinate
road design and land use to improve the flow of traffic,
capacity and safety. An Access Management Plan
was developed for the Southfield Road Corridor in
2010 to address safety and efficiency of the roadway.
This plan considered the Village Center concept and
contained recommendations aimed at improving
safety in the corridor. These included the reduction
of driveways, improvement of the alleys to facilitate
access to properties along the roadway and uniform
spacing of traffic signals. With the completion of the
RCOC’s final preferred alternative design in late 2020,
the Access Management plan has been updated
(see appendix). The city should consider this plan
with respect to the alley network, which is also a
potential parking area to facilitate redevelopment of
Southfield Road properties. Transportation Network

9A.

Transportation Network

As discussed in the earlier community facilities
section, the city has a somewhat complete
transportation network; however, the non-motorized
connections within this network are weak and should
be strengthened. Issues of note have deep roots in
the development of regional transportation facilities
and include:

e [-696: This freeway is a major commuter route
linking second and third tier Detroit suburbs
between |-275/1-96, 1-75 and |-94. Before
its construction, however, the 1-696 project
was controversial. Lathrup Village, Pleasant
Ridge, and the Detroit Zoo filed awsuits in an
attempt to stop construction of the freeway,
which eventually did what these opponents
knew it would: divide neighborhoods and
communities. While the interstate provides
great access to the region, it poses a
significant physical barrier between the north
and south ends of the city.

[-696 through Lathrup Village.

104
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Southfield Road: Southfield Road became
an important north-south roadway in the mid-
20th century, with demand for suburban living
and access afforded by new federal highways
leading from Detroit. The expansion of
Southfield Road to a five lane “super-highway”
was heralded by the local leaders of the time,
who could not have envisioned that mass
transit systems would falter and personal
automobile traffic would dominate the
landscape. The City is engaged with the Road
Commission for Oakland County (RCOC) as
that agency develops a road reconstruction
project that improves traffic flow and safety.
The city continues to advocate for resident
and business owner demands for a more
walkable community.

The bus shelter and stop located near Lathrup Village at City Hall along Southfield Rd.

Other major roads such as 11 and 12 Mile
Roads also provide cross-town access
between communities. These roadways
generally have a sidewalk system in place,
linking neighboring communities of Southfield
and Berkley to Lathrup Village.

Local streets provide access into
neighborhoods and provide the safest and
most comfortable facilities for non-motorized
transportation. Most of the city’s streets have
sidewalks.

The City opted into the SMART bus system in
2015 and enjoys six bus signed bus stops in
each direction through the community. While
one bus stop, at City Hall, offers riders a safe
place to wait out of the elements, few of the

other stops do.
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Pedestrian Improvements

Bus stops: Most of the city’s signed bus stops are
considered deficient, as they are at the edge of
paved/ unpaved shoulders; have narrow unpaved
paths over a culvert to the nearest sidewalk; are
located in the grass; are far-removed from a driveway
or sidewalk. To provide safer bus stops for riders, the
following improvements should allow bus riders to
walk no more than 500 ft to reach the nearest bus
stop. In addition:

¢ Bus stops should generally be located on the
far side of stop-controlled side streets, so that
stopping buses do not impair the sight lines to
the left available to drivers waiting to pull out.

¢ \Where feasible, bus stops should be located
in lanes (or tapers) not used by through traffic.

e Each bus stop should be equipped with a
shelter, loading platform, and appropriate
sidewalks.

Crosswalks: The only crosswalks on Southfield
Road in the city are at the existing traffic signals
at WB Lincoln, EB 11 Mile, WB 11 Mile, Sunset/E.
Goldengate, and EB 12 Mile. The crosswalks at
Sunset/E. Goldengate are roughly 2,100 ft north
of 11 Mile and 3,000 ft south of 12 Mile. Such long
distances between designated pedestrian crossings
are especially undesirable in the Village Center
location, and they have been observed to result
in relatively frequent random pedestrian crossings.
Improvements should allow pedestrians to walk
no more than about 500 ft to reach the nearest
crosswalk.

At a HAWK crossing, drivers receive multiple cues to
emphasize the potential presence of a pedestrian.
These cues include a unique configuration of the
HAWK beacon (two red lenses over a single yellow
lens), high-visibility crosswalk markings (ladder-
style markings as opposed to only two transverse
white lines), a stop bar approximately 50 ft from the
crosswalk, 8-inch solid lane lines between through
travel lanes, signs that can be illuminated and read
“CROSSWALK.” When activated, the HAWK uses
a red indication to inform drivers to stop, thereby
creating a time period for pedestrians to cross the
major roadway.

The locations of conventional traffic signals in the
Southfield Road reconstruction project should be
equipped with crosswalks, to take advantage of the
fact that traffic in at least one direction on Southfield
Road will be stopping for crossing vehicular traffic.
The plan assumes that HAWK signals (aka Pedestrian
Hybrid Beacons) can be installed on the opposing
side of the boulevard at such locations, to serve
pedestrians desiring to safely complete their crossing
of the highway.
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How to get started

The implementation strategy on the following pages will guide the City’s work toward achieving the goals
of the comprehensive plan through action over the time. Regularly assessing progress on the initiatives listed
in the plan and sharing that progress with stakeholders and the wider community help maintain support for
the organization. The implementation structure can also be used to develop annual work plans that include
tasks and timelines. The implementation structure of a comprehensive plan is one of the most important
pieces and deserves a fair amount of attention, as it helps ensure the organization is using the plan most
effectively.

Lead Body:

Every major goal or initiative should have a designated project lead, responsible for tracking the
implementation, recruiting other volunteers, reporting on progress, and flagging support needs or
barriers. Project leads serve as the point people or group for each action item, promoting accountability
and momentum throughout the plan.

Annual Work Plans:

Each year, the organization should develop an annual work plan based on the implementation chart. Annual
work plans break down strategic goals and objectives into focused tasks, timelines, responsible parties,
and required resources. This allows teams to set clear priorities, schedule initiatives, align budgets, and
coordinate staff, volunteers, and partners around the most urgent or highest impact work.

Documenting and Communicating Results:

Share visible and measurable results from the strategic plan in public spaces or newsletters. This could
include progress updates, key accomplishments, and upcoming projects. Public accountability helps sustain
community engagement and volunteer commitment over time.

Continuous Improvement:

Use feedback gathered and document new opportunities or challenges along the way to update the annual
work plan. Annual reflection sessions should result in recommendations for new initiatives, necessary
changes, and resource updates to keep the implementation strategy actionable.
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Item 9A.

Preserve and strengthen the physical character of Lathrup Village through
thoughtful placemaking, protection of defining neighborhood features, and
investment in attractive, welcoming public spaces. Enhance the sense of place
and community connectedness through public engagement.

Action Iltem

Lead

Timeline

Measures of Success

1. Connect with current
and prospective property
owners within the Village
Center District to identify
opportunities and
challenges for investment.

Staff

Short-Term,
Ongoing

Feedback is compiled into
a report.

2. Connect with local
developers to identify
challenges or hurdles to
developing the Village
Center vision and within
the corridors.

Staff

Short-Term,
Ongoing

Feedback is compiled into
a report.

3. Review and update the
Village Center District
standards, as appropriate,
to reinforce the Village
Center’s desired character,
reflect stakeholder input,
and encourage high-
quality investment and
redevelopment.

Planning
Commission

Mid-Term

Standards reviewed
Number of updates

110
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Action Item Lead Timeline Measures of Success

1. Develop a communications e Communications strategy
strategy and engagement developed by staff
framework to support informed by the Public
neighborhood-level Engagement Committee
par.tlolpafuon, strengthen Staff Mid-Term and other feedback.
resident involvement, and
improve communication
and collaboration
between the City and its
neighborhoods.

2. Assist neighborhoods with e Framework created.
a framework for building
associations that can Staff Mid-Term

enhance engagement
and support needs of
residents.

17
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principles and vision of the
Master Plan, Village Center
Concept, and Village
Center Design Guidelines.

Action ltem Lead Timeline Measures of Success
. Review the Zoning Zoning ordinance
Ordinance to ensure list of Blann standards reviewed and
. . anning R
uses is flexible to promote Commission Short-Term updated as needed.
and enhance economic
activity.
. Conduct an infrastructure Infrastructure audit
audit to understand needs. completed.
Prioritize improvements
according to the City Council Mid-Term
opportunity to leverage
private investment through
redevelopment
. |dentify appropriate Number of infrastructure
funding opportunities for , . Mid-Term projects.
. : City C | e
a variety of infrastructure 1ty ound Ongoing
improvements.
. Incorporate placemaking Number of projects or
strategies into all intiatives.
development and Increased foot traffic in
redevelopment, in the Village Center
conjunction with the City Council Mid-Term Number of redevelopment

or development projects.
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Action ltem

Lead

Timeline

Measures of Success

5.

|dentify specific key parcels
that, when assembled

and redeveloped, may
leverage additional private
investment.

City Council

Short-Term

List of parcels developed.

Define the City’s role

in terms of property
acquisition, assembly, and
redevelopment. Outline
public/private partnership
strategy.

City Council

Mid-Term

Discussion on this is
completed.

|dentify funding source(s)
and financial mechanisms
for public and private
investment.

City Council

Mid-Term
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Housing & Neighborhoods

Preserve and enhance the unique features that define Lathrup Village’s
distinctive small-town residential character, including the architecture of

its historic homes, spacious residential lots, attractive neighborhoods, and

its mature treescape and greenery. Promote high-quality, context-sensitive
redevelopment that respects adjacent neighborhoods while diversifying housing

options for current and future residents.

exchange volunteer time
for services.

Action Item Lead Timeline Measures of Success

1. Develop a resource kit e Resource kit created,
to help homeowners find Staff Mid-Term updated as needed.
resources for ongoing
maintenance.

1. Revive the community e Community time bank is
time bank to provide a revived and has a local
resources for residents to Staff Mid-Term champion to keep it

running.

neighborhoods to identify
opportunities for enhanced
setbacks, landscaping,
screening, and building
placement.

Action Item Lead Timeline Measures of Success
1. Review development e Zoning ordinance
standards for transitional standards reviewed and
areas between corridor updated as needed.
development and
adjacent single-family Planning ,
Commission Mid-Term
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that supports reinvestment
with additional housing
opportunities.

Commission

Action Item Lead Timeline Measures of Success
1. Ensure the Zoning e Zoning ordinance
Ordinance allows standards reviewed and
appr(?pnate reS|derI1t|le.1| Planning Mid-Term updated as needed.
retrofits for accessibility to Commission
help seniors remain in their
homes.
2. Explore opportunities e QOpportunities are
for accessory dwelling explored and a report is
units (ADUs). Identify generated.
appropriate design ¢ Planning Commission
standards for ADUs discusses the item.
i i Planning
that Qan pro.V|de flexible Commission, Mid-Termn
housing options for Staff
residents, while offering
homeowners additional
investment opportunities
and supporting long-term
neighborhood stability.
3. Encourage the transition ¢ Advocacy of the corridor
of the 12-Mile corridor into is ongoing.
a mixed-use environment Staff, Planning Ongoing

17
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Economic Development

Item 9A.

Support a resilient, neighborhood-serving economy that provides convenient
access to everyday goods and services, supports local employment, and
strengthens the City’s tax base. Encourage high-quality reinvestment

and redevelopment along the major corridors that complement adjacent
neighborhoods and contribute to the distinctive character and long-term
sustainability of the community.

Action Iltem

Lead

Timeline

Measures of Success

1.

Review the Zoning
Ordinance to ensure the
list of uses is flexible to
promote and enhance
economic activity.

Planning
Commission

Mid-Term

Zoning ordinance
standards reviewed and
updated as needed.

Create a survey of
structures and incorporate
these properties into a

list of strategic property
acquisitions.

DDA

Short-Term

List generated.

Define the City’s role in
assembling development
sites through strategic land
banking.

DDA

Mid-Term

Land bank created.

Update communications
tools (i.e., Surveys, phone
calls, in-person visits,
website) to gather input
from business owners.
Consider an approach that
solicits the positives as
well as the challenges.

Staff

Short-Term

Communications
updated.
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Action ltem Lead Timeline Measures of Success

5. Update the recruitment ¢ Process reviewed and
strategy that matches updated as needed.
key pargels Suitable fgr Staff Short-Term
destination commercial
with available property in
the City.

6. Through proactive e Advocacy is ongoing.
updated marketing efforts, e Additional marketing
position Lathrup Village efforts i.e. media posting,
as the community of i

y Staff Ongoing developer connections

choice for developers
that understand the City’s
vision.

made.

Increased development
applications in the
corridors.

Action Item

Lead

Timeline

Measures of Success

1. Create gateways to the
City through the creation
of distinct “Gateways”
that combine landscape
architecture and
architectural techniques
and structures. These
gateway areas will
reinforce the idea of
Lathrup Village being a
destination for shopping
and doing business.

DDA

Mid-Term

Gateways updated.

2. Develop streetscape
standards to improve the
appearance of the public
right-of-way.

Planning
Commission,
DDA, Staff

Mid-Term

Streetscape standards
created.

17
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to upgrade existing
commercial and industrial
sites.

Action ltem Lead Timeline Measures of Success

1. Review the Zoning e /oning ordinance
Ordinance to ensure the standards reviewed and
list of is flexible t i t n .

st of uses is flexible to CPlammg Mid-Term updated as needed
promote and enhance ommission

economic activity. (Cross

reference from 3.1.1)

2. Provide incentives and e /oning ordinance
flexible zoning mechanisms standards reviewed and
for commercial property _ updated as needed.
owners and tenants Coprﬁrr;]?ég?on Mid-Term
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Transportation

Provide a safe, walkable, and connected transportation network that is
accessible to serve all users of all ages and abilities and conveniently links
residents to key neighborhood destinations through context-sensitive
transportation improvements.

Action ltem Lead Timeline Measures of Success
1. Enhance the experience Number of installments.
of non-motorized users Increased pedestrian foot
by integrating street traffic.
lighting, furniture, safety City Council Ongoing Increased cyclist traffic.

installments and other
amenities as appropriate,
given street function and
land use context.

Action ltem Lead Timeline Measures of Success
1. Integrate Complete Reduced number of
Streets infrastructure traffic incidents including
and design features speeding.
into street planning, Increased pedestrian foot
design, construction, and City Council Mid-Term traffic.

reconstruction to improve
the safety and accessibility
of the City’s transportation
network.

Number of projects
completed.
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information. Share this
information through regular
communication channels.

Action ltem Lead Timeline Measures of Success
1. Gather resources from ¢ Number of transportation-
and stay connected with related informational
regional agencies like posts.
RCOC to inform residents Mid-Term
Staff, CC 7
on the most up-to- Ongoing

the City and weight the
costs and benefits.

Action Item Lead Timeline Measures of Success
2. Revist and explore parking ¢ Parking study report
alternative options within Staff Mid-Term generated.
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Action Item Lead Timeline Measures of Success

1. Work with SMART and
the Road Commission
for Oakland County to Staff, City
improve bus stops in terms Council
of safety and comfort of
riders.

Ongoing

2. Continue discussions with
the Road Commission
for Oakland County on
the Southfield Road
improvement plan.
The proposed road
improvement project
should be designed in
conjunction with the City’s
Complete Streets Plan, its
Access Management Plan,
and local input.

Staff Ongoing
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Item 9A.

Public Services & Facilities

Provide equitable access to high-quality public services, recreation, facilities,
and infrastructure that reinforces Lathrup Village’s high standards for health,
safety, and quality of life for its residents and businesses. Ensure public
infrastructure remains safe, reliable, and resilient through strategic maintenance,

modernization, and fiscally responsible investment.

in the capital improvement
plan.

Action ltem Lead Timeline Measures of Success
1. Implement the Recreation Recreation plan adopted.
Plan by pllannlngl for City Council Mid-Term Actions in Recreation Plan
and funding capital completed.
improvements.
2. Assess public facility needs Needs assessed and
and plan for improvements City Coundil Mid-Term compiled, CIP adopted.

district’s educational
accomplishments and
promoting opportunities for
quality education.

Action ltem Lead Timeline Measures of Success
1. Support efforts of
Southfield Public Schools
to engage Lathrup Village
families by sharing the . . ,
City Council Ongoing
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2. Strengthen relationships
with adjacent communities
to facilitate quality
development, regional
connectivity, and efficient
and effective municipal
Services.

City Council

Ongoing

Action Item

Lead

Timeline

Measures of Success

1. Continue to use the
Capital Improvement
Plan, the Non-Motorized
Transportation Plan, and
other funding opportunities
to make improvements
to the City’s existing non-
motorized transportation
network that connect
residential areas, parks
and recreational facilities,
civic uses, and commercial
destinations, pursuant to
the City’s Non-Motorized
Transportation Plan.

City Council

Ongoing

1
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Action Iltem

Lead

Timeline

Measures of Success

Item 9A.

1.

Continue discussions with
the Road Commission

for Oakland County

on the Southfield Road
improvement plan.

The proposed road
improvement project
should be designed in
conjunction with the City’s
Complete Streets Plan,

its Access Management
Plan, and local input.

The resulting plan

should suggest corridor
enhancements, on-street
parking areas, pedestrian
crossings, traffic
signalization, corridor
lighting, and geometric
changes to the roadway.

Staff

Ongoing

Action Item Lead Timeline Measures of Success
1. Update the CIP and ¢ Plans updated and
Recreation Plan as City Council Ongoing adopted.

necessary.
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Sustainability, Resilience, & Adaptability

Promote sustainable and resilient planning practices that address current
vulnerabilities and strengthen Lathrup Village’s ability to adapt to evolving
climate, economic, and emergency challenges.

Action ltem Lead Timeline Measures of Success

1. Develop an inventory of the Staff. Tree , ¢ Tree inventory created.

o - Mid-Term
City’s tree canopy. Committee

2. Develop a plan to install ¢ Plan developed informed
street trees where absent by the tree inventory.
and where appropriate Staff, Tree .

, , - Mid-Term
along commercial corridors Committee
and residential rights-of-
way.

3. Review the Zoning e /oning ordinance
Ordinance landscaping standards reviewed and
standards for opportunities Planning Mid-Term updated as needed.
to incentivize or increase Commission
the planting of resilient,
naturalized canopy trees.

4. Develop a citywide e Resource developed.
resource on recommended
tree plantings, tree Staff. Tree ,

, - Mid-Term
care, and resident Committee
responsibilities for right-of-
way trees.
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environmental performance
and long-term community
resilience.

Action Item Lead Timeline Measures of Success

1. Review and update e /Zoning ordinance
site development and standards reviewed and
engineering standards updated as needed.
to reduce impervious
surfaces, minimize
stormwater runoff, and ' ,
encourage the use of nggg?ég%n Mid-Term
low-impact development
(LID) practices such as
green infrastructure, native
landscaping, and habitat
restoration.

2. Strengthen performance e Zoning ordinance
standards to reduce _ standards reviewed and
nuisances and impacts on Csrﬁ%?ég?on Mid-Term updated as needed.
the local environment and
wildlife.

3. Encourage energy-efficient e /oning ordinance
building design and the standards reviewed and
use of sustainable building _ updated as needed.
materials to improve Cgﬁ%?ég?on Ongoing

14 178




2026 Lathrup Village Comprehensive Plan Update

Item 9A.

provides up-to-date tips
and best practices for
climate preparedness,
and includes emergency
support contacts.

Action ltem Lead Timeline Measures of Success
1. Develop an emergency e Resource guide created
preparedness guide for and promoted in available
residents that identifies places and media
local points of shelter channels such as the City
during climate events, Staff Short-Term newsletter.

128
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OAKLAND COUNTY

PLANNING, ZONING
AND LAND USE

VoAl

Planners
Gatherin

COMMERCIAL AND OFFICE SPACE MARKET CHANGES
— Five-Plus Years Since the Pandemic

The commercial and office space market has changed dramatically since the COVID-19 pandemic. But what does the
market look like now—and what does it mean for our communities?

Join us for a timely discussion on how changing work patterns, hybrid work, redevelopment, shifting tenant demands,
and economic conditions are reshaping the commercial and office landscape.

Whether you are a planner, economic development professional, community leader, property owner, or simply interested
in the future of commercial space, you will gain insights into where the market is headed and what communities should
be watching.

NOTE: This session will be recorded and available at
OaklandCountyMl.gov/

November 19, 2026 | 10 to 11 AM

REGISTER TODAY AT:
AdvantageOakland.Eventbrite.com

COST: free | Registration Required for Zoom link

SPEAKERS
Matthew J. Farrell, Chief Executive Officer and
Owner, Team CORE

Samuel A. McLean, Vice President, Team CORE

Kevin N. Tamer, Vice President/Associate Broker,
Team CORE QUESTIONS? CONTACT:
Ryan Dividock, Oakland County

AGENDA Dividockr@OaklandCountyMLgov | (248) 858-4071

10:00 AM Welcome
10:05 AM Presentation Begins
10:45 AM Q&A O

A A A N
COUNTY MICHIGAN

ECONOMIC DEVELOPMENT

11:00 AM Adjourn DAVID COULTER

OAKLAND COUNTY EXECUTIVE



mailto:Dividockr%40OaklandCountyMI.gov?subject=
https://www.eventbrite.com/e/planners-gathering-commercial-and-office-space-market-changes-tickets-2001400350324?aff=oddtdtcreator
https://www.oaklandcountymi.gov/community/community-development/planning-services/planning-events-trainings/planners-gathering

	Top
	Item 6A.	Planning Commission Regular Meeting Minutes September 15, 2026
	Planning Commission Minutes 091526

	Item 7A.	28939 Southfield Road Special Land Use Application
	PC Memo_28939 Southfield Road_SLU application 9-29-26
	Exxon SLU App 2

	Item 9A.	Master Plan First Draft Initial Discussion
	2026 10 15_GW Memo for October Planning Commission
	2026 10 15  Lathrup Village Comprehensive Plan Update - DRAFT

	Item 10A.	Virtual Planners Gathering - Oakland County Training
	2026-PG-November-Flyer_v1

	Bottom

