


City of Ferndale  Planned Unit Development (PUD) Application Page 2  

3. Information Required. The applicant must submit the following information with the 

application in accordance with Article 13 of the Zoning Ordinance: 
 

a. Planned Unit Developments 
 

A legal description and street address of the subject property, together with a map 
identifying the subject property in relation to surrounding properties. 

 

The name, signature and address of the owner of the subject property, a statement of 
the applicant's interest in the subject property if not the owner in fee simple title, or proof 
of consent from the property owner. 

 

The existing and proposed zoning district designation of the subject property. 
 

A site analysis site plan illustrating existing conditions on the site and adjacent 
properties; such as soil conditions, drainage patterns, views, existing buildings, any 
sight distance limitations and relationship to other developed sites and access points in 
the vicinity of the property. 

 
A preliminary PUD plan demonstrating that the site could be developed with 
representative uses permitted in the requested zoning district meeting requirements for 
setbacks, wetland buffers, access spacing, any requested service drives and other site 
design factors. 

 

A written environmental assessment describing site features and anticipated impacts 
created by the host of uses permitted in the requested zoning districts. 

 
A traffic impact analysis should be provided if any use permitted in the requested zoning 
district could generate 100 or more peak hour directional trips, or 1,000 or  more vehicle 
trips per day; the traffic study should contrast the daily and peak hour trip generation 
rates for representative use in the current and requested zoning district; the 
determination of representative uses shall be made by the Plan Commission with input 
from City staff and consultants. 

 

A written description of how the requested planned unit development meets Section 24-
303 qualifying conditions and Section 24-304 requirements and of the Zoning 
Ordinance. This can be achieved by completing this application form, or can be 
completed separately and attached to this form along with the materials listed above. 

 

4. Qualifying Conditions. The applicant must provide written responses to demonstrate how 
the proposed PUD will meet the following criteria in the areas provided or on a separate sheet 
(Section 24-303 Qualifying Conditions): 

 

a. The PUD shall be planned and developed as a as a cohesive project. 

 
The PUD consists of a 4 story mixed use building with first floor retail, residential 
amenity spaces, private parking, and three stories of residential apartments.  
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b. The PUD shall be compatible with the overall goals and recommendations in the City of 
Ferndale Master Plan. 

 
This PUD is compatible with the Ferndale Master Plan by: 

• Promoting appropriate development and greater housing choices (per Land Use Goal 
2). This includes the addition of a 4 story mixed use building next to MXD-1 zoned 
areas that makes use of present ally for access and parking (per L2.2 of Master 
Plan). 

• Per L4.2 of FMP, the recommendations entail allowing current P-1 zoned areas to 
permit multi-family dwellings in order to “ensure current uses are allowed to continue 
and be redeveloped in the future, increase compatibility with adjacent residential, 
protect property values, and increase flexibility of use within the regulation. 

• Per L4.3 of FMP, the intent is to “reduce minimums or allow for the replacement of 
parking spaces when other transportation options are present on site, such as….bike 
parking”. The PUD would contain numerous bicycle parking. The same section of the 
FMP also calls out for reducing “minimums for development within 1/4 mile of transit. 
The PUD is within ¼ miles of multiple bus stops along Woodward and 9 Mile. 

• Per H4.5 of the FMP, the recommendations call for “growth in multi-family and single-
family attached housing units in the Downtown Sub-District as a percentage of total 
units”. The PUD would add multi-family living space directly adjacent to the CBD. 

• Per T4.2 of the FMP, the recommendations seek to “encourage private property 
owners to provide good quality and ample bike parking suited for their users and 
site”. The PUD would include 76 total bicycle parking spaces onsite. 

• According to the Future Land Use Map in the FMP, the parcel the PUD is located on 
will be part of what is considered to be “Downtown”. The PUD is to be used as a CBD 
zoning subdistrict “Urban Flex”, matching the intent for the area.  

• The current zoning (P-1 Parking) does not provide a benefit to the city and would 
require a rezoning for any future development. The surrounding public parking lots, 
streets, and public parking garages have been shown to be currently underutilized 
and can support any additional parking demand from this development. 

 
c. The PUD shall result in recognizable and substantial benefits to the city overall that would 

not be available under the existing, underlying zoning classification. The protection of the 
environment, general compatibility with adjacent land uses, availability of public facilities and 
services and the protection of the public health, safety and welfare. Benefits beyond those 
otherwise required by this Ordinance may include, but are not limited to: 
 

(1) Preservation of significant natural features.  
 

There are no natural features in existing parking lot to preserve. PUD includes 
increased green space as well as new plantings. 

 
(2) A complementary mixture of uses.  

 
The use of retail space, residential apartments, and amenity spaces creates a 
development that is complementary within itself, as well as with the surrounding 
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area. 
 

(3) Sustainable building and site design.  
 

Bicycle storage is included to increase sustainable transportation use. Nearly half of 
parking is located beneath building to reduce urban heat island effect. Energy 
efficient design to meet or exceed current code requirements, added greenspace on 
east side of property, electric vehicle charging stations. 

 
(4) Open space greenways to link to adjacent greenway corridors.  

  
Although no greenway corridors are adjacent to the site, greenspace is being added 
to the east side of the property. In addition, the design of the building along the 
western alleyway provides for a connection point from Vester to Breckenridge, 
facilitating a more pedestrian-oriented environment within the alley. 

 
(5) Transition areas from adjacent land uses.  

 
In aligning with the City’s Master Plan, this project will serve as a transitionary mixed-
use development and act as a buffer between the commercial uses along Woodward 
Ave. and the single-family residential uses along the eastern portion of Vester Ave. 

 
(6) Provision of affordable housing units.  

 
Affordable housing will be provided with studio and 1-Bedroom units, ranging from 
70% to 80% of the Oakland County Area Median income. 

 
(7) Diversification of housing types provided in the city.  

 
A mixture of micro studios, traditional studios, and 1-Bedroom units will comprise 
the development. 

 
(8) Preservation of historical buildings or site features.  

 
No historical building or site features are present on the existing site. 

 
(9) Improvements to the public street system to mitigate traffic impacts or other public 

facility improvements to mitigate impacts of development.  
 

Along Vester Avenue, the development provides for at-grade retail, which 
contemplates new exterior down and up lighting along the building, storefront 
windows, and new tree canopy to provide a pedestrian-oriented environment within 
the public right of way as well as bicycle. Additionally, a traffic analysis is being 
performed to ensure the PUD does not have any adverse impacts on the public 
street system. 

 
(10) Pedestrian and transit-oriented development.  

 
Located within a ¼ mile of bus station on both the east and west sides of Woodward, 
the provision of bike parking and private automobile parking, as well as the 
pedestrian-oriented design, the proposed development provides for multi-modal 
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transit in the form of public transit, private auto, bicycle, and walking. 
 

(11) Coordinated development of multiple assembled small parcels.  
 

The site is a self-contained development. 
 
 

(12) Removal or renovation of blighted buildings or sites or clean-up of site 
contamination. 

    
Through the development of an under-utilized surface parking lot, the proposed 
development will prove to be a revenue generating project for the City of Ferndale 
and an asset that completes the development along Vester Ave. that aligns with the 
goals of the Master Plan. 
 

5. Site Development Requirements. The applicant must provide written responses to 
demonstrate how the proposed PUD will meet the following criteria in the areas provided or on 
a separate sheet (Section 24-304 Site Development Requirements): 

 
 

a. All chapter requirements shall remain in full force except as modified under this section.  
 

No Response Required 
 

b. To encourage flexibility and creativity, the planning commission may recommend the city 
council grant specific deviations from the requirements of this chapter as a part of the PUD 
approval, provided that such deviations result in a higher quality of development.  

 
No Response Required 

 
c. A list of all the deviations from this chapter must be specified as part of the application. This 

specification must list Ordinance provisions from which deviations are sought, justifications 
for those deviations and mechanisms to be used for the protection of the public health, safety 
and welfare.  

 
The deviations to be included in this PUD are as follows: 

• Parking Space Deviation (Sec 24-223 (a)) 
o Required amount of parking is 72 spaces. Provided amount of parking is 52 

spaces, leaving is a deviation of 20 spaces. 
o Pursuant to Sec 24-223 (g) – Reduction of Parking Requirements, parking 

may be reduced based on lower demand due to: 
▪ Adjacent Lot #15 East Breckenridge provides parking spaces, as well 

as on-street parking along Vester Avenue and Woodward Avenue 
▪ Retail parking and Residential parking will have different peak times 

of use. 
▪ Inclusion of bicycle parking inside the facility as well as on the exterior 

reduces the need for parking. 
▪ Traffic impact analysis is being conducted to show no impact to 

surroundings will be seen. 
▪ Direct sidewalk connection to the retail spaces will run along Vester 
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Avenue to the residential zones nearby. 

• Drive Aisle Width Deviation (Sec 24-224 (a)(1) 
o Required drive aisle width is 24’-0”. Provided drive aisle width is 20’-0”. 

Deviation of 4’-0” 
 

d. Reasonable conditions may be required with the approval of a PUD, to the extent authorized 
by law, for the purpose of ensuring that affected public services will be capable of 
accommodating increased loads caused by the development, ensuring compatibility with 
adjacent land uses and promoting the use of land in a socially and economically desirable 
manner.  

 
No Response Required 
 

e. All PUD shall include landscaped open space. Ten percent of the development shall be open 
space as follows:  

 
(1) At least half of the required landscaped open space shall be contiguous with a width 
to length ratio of one to three (1:3). This standard is intended to ensure open space is 
valuable and usable rather than scattered, isolated or remnant lands. The city may 
waive this standard for clearly identified pathway corridors.  
 
63% of landscaped open space meets 1:3 requirement. 
 
(2) Required setbacks or landscaped areas required in section 24-191, Landscaping 
shall not be counted towards meeting common open space.  
 
No Response required. 
 
(3) The city may approve a lower percentage of open space if the applicant provides 
sustainable design methods that minimize the overall amount of impervious surfaces on 
site through the use of techniques such as green roofs or permeable pavements or 
provides or enhances open space elsewhere in the city. 

 
 The PUD is seeking a Deviation from the 10% open space requirement. As this 
project is within downtown area, this shouldn’t pose an issue as it does not seem 
Downtown was an intended target of these requirements.
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f. The capacity of City infrastructure and services sufficient to accommodate the uses 
permitted in the requested district without compromising the “health, safety, and welfare” of 
the City: 

 

No response required. 

 

6. PUD Plan Contents. The applicant must provide written responses to demonstrate how the 
proposed PUD will meet the following criteria in the areas provided or on a separate sheet 
(Section 24-305 Review Procedures): 

 
a. Contents. Within six months of review of a preliminary PUD plan, a final PUD plan shall be 

submitted for review that includes the following:  
 

 
a. A complete site plan in accordance with the procedures of Article XI, Site Plan Review.  

 
   Included 

 
b. Written response to the rezoning requirements as established in Section 24-324, Criteria 

for amendment of the official zoning map (Rezoning). 
 

• Consistency with the goals, policies and future land use map of the City of Ferndale Master 
Plan, including any subarea or corridor studies. If conditions have changed since the 
current master plan was adopted, the consistency with recent development trends in the 
area. 

o See Section 4(b) of this application. 
 

• Compatibility of the site's physical, geological, hydrological and other environmental features 
with the potential uses allowed in the proposed zoning district. 

o See Civil Site Plan. There are no issues incorporating this development onto the 
current site with the proposed zoning. 
 

• The compatibility of all the potential uses allowed in the proposed zoning district with 
surrounding uses and zoning in terms of land suitability, impacts on the 

environment, density, nature of use, traffic impacts, aesthetics, infrastructure and potential 
influence on property values. 

o The potential uses of the proposed district matches with the intent of the surrounding 
uses in providing a downtown area. The impacts on the environment will be positive 
in reducing parking and introducing green space. The proposed density will allow 
multi-family living as desired in the Ferndale Master Plan. Traffic Impacts will be 
reduced due to the inclusion of bicycle storage and a follow up traffic analysis is 
coming that should show no negative impacts. 

• The capacity of city infrastructure and services sufficient to accommodate the uses permitted 
in the requested district without compromising the health, safety and 

 welfare of the city. 
o No negative effects are anticipated. 

• The apparent demand for the types of uses permitted in the requested zoning district in the 
city in relation to the amount of land in the city currently zoned to 
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 accommodate the demand. 
o The proposed zoning district follows the intent of the Ferndale Master Plan for a larger 

Downtown area. 

• Where a rezoning is reasonable given the above criteria, a determination shall be made that 
the requested zoning district is more appropriate than another district or 

 than amending the list of permitted or special land uses within a district. 
o No Response required. 

 
c. A draft development agreement specifying the following:  

1. The permitted uses within the PUD.  
2. The conditions upon which the approval is based, including phasing 

requirements, requirements for on-site improvements and contributions to 
required improvements to public facilities.  

3. Open space or common areas which shall be conveyed in fee or committed 
by dedication to an association of the property owners. As part of the final 
site plan approval, documentation shall be recorded establishing a 
homeowners association for the maintenance of the open space.  

4. A program and financing for maintaining common areas and features, such 
as walkways, signs, lighting and landscaping. A fund shall be established 
for continual maintenance of the open space.  

5. Assurance that trees and woodlands will be preserved as shown on the site 
plan, or replaced on a caliper for caliper basis.  

6. Assurance that the construction and maintenance of all streets and utilities 
(including public water, waste water collection and treatment), recreational 
facilities and other improvements shall be completed.  

7. Provisions for liability insurance in an amount to be determined by the city, 
naming the city as an additional insured.  

8. Provisions including specific terms or conditions regarding the expiration or 
revocation of the PUD zoning.  
 
See attached Agreement 
 

d. The city shall have the authority to require other studies and materials be submitted to 
confirm compliance with the standards of this article including, but not limited to, traffic 
impact studies, market studies, environmental assessments or utility capacity analysis. 

   
   No Response required 
 
 
 
 
 
 
 
 
 
 
 
 
 






