
CITY OF OAK PARK PLANNING COMMISSION 
September 12, 2016 

MINUTES 
 

Meeting was called to order at 7:31 p.m., in the City Council Chambers, Oak Park City Hall, 
14000 Oak Park Boulevard, Oak Park, Michigan, by Secretary Eizelman and roll call was made. 
 
PRESENT: Vice Chairperson Brown (arrived at 7:39 p.m.) 
 Commissioner Burns 
    Commissioner Eizelman  

Commissioner McClellan 
Commissioner Seligson 
Commissioner Tkatch 
Commissioner Walters-Gill 

      
ABSENT: Chairperson Torgow 

Commissioner Tungate 
   
OTHERS PRESENT: City Planner, Kevin Rulkowski 
 Community & Economic Development Director, Kimberly Marrone 

Recording Secretary, Cherilynn Brown 
 
 
APPROVAL OF AGENDA OF AUGUST 8, 2016 
 

MOTION by Walters-Gill, SECONDED by McClellan, to approve the agenda as 
amended to add New Business Item #4, Consideration of moving Planning Commission 
meetings to 7:00 p.m. 
 
VOTE:       Yes: All 
  No:  None   
MOTION CARRIED 

 
  
APPROVAL OF MINUTES OF AUGUST 8, 2016 - APPROVED 
 

MOTION by Seligson, SECONDED by Burns, to approve the Planning Commission 
meeting minutes of August 8, 2016 as submitted. 
 
VOTE:       Yes: All 
  No:  None   
MOTION CARRIED 

 
 
COMMUNICATIONS/CORRESPONDENCE: None 
 
 
PUBLIC HEARING: None 
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CONSENT AGENDA:  No Items Eligible This Month 
 
 
OLD BUSINESS:  None 
 
 
NEW BUSINESS 
 
1) Request to schedule Public Hearing to rezone 13200 Oak Park Boulevard from R-1, 

One Family Dwelling District to RM-1, Low-rise Multi-Family Residential District. 
Staff Report from Kevin Rulkowski, AICP, City Planner, dated September 7, 2016: 
 

The Planning Division has received a request from Pioneer Health Care Management, to 
rezone the property at13200 Oak Park Boulevard, from R-1, One Family Dwelling 
District to RM-1, Low-Rise Multi-Family Residential District.  The property currently has 
an unoccupied one story, building on it. The Pioneer Health Care Management proposal 
would demolish the existing building and replace it with a one story, 66 bed Skilled 
Nursing and Rehabilitation Center.  The proposed rezoning is the property identified as 
Property Identification # 25-29-301-015 on the attached map.  The property is currently 
owned by the Chaldean Catholic Church of USA.   The property identified on the 
attached map as Property Identification # 25-29-301-014 is owned by the Roman 
Catholic Achdiocese and is the location of Our Mother of Perpetual Help Parish (formerly 
Our Lady of Fatima Church) and Mar Addai Chaldean Catholic Church. 
 
It is the recommendation of the Planning Division to schedule a Public Hearing for the 
October 10th Planning Commission meeting to consider rezoning 13200 Oak Park 
Boulevard, from R-1, One Family Dwelling District to RM-1, Low-Rise Multi-Family 
Residential District. 

 
MOTION by McClellan, SECONDED by Walters-Gill, to approve the scheduling of a 
Public Hearing for the October 10, 2016, Planning Commission meeting to consider 
rezoning 13200 Oak Park Boulevard, from R-1, One Family Dwelling District to RM-1, Low-
Rise Multi-Family Residential District. 
 
VOTE:      Yes:   Burns, Eizelman, McClellan, Seligson, Tkatch, Walters-Gill 
  No:  None   
MOTION CARRIED 
 
 

2) Request to schedule Public Hearing for amendments to the Zoning Ordinance. 
 
Staff Report from Kevin Rulkowski, AICP, City Planner, dated September 7, 2016: 
 
The Department of Community & Economic Development is proposing to make some 
changes to the residential provisions and a few definitions to strengthen our code 
enforcement efforts.  There are four specific areas we are attempting to address: 
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Boarding Houses and Bed and Breakfasts. 
 
The Zoning Ordinance provisions currently allow for both Boarding Houses and Bed and 
Breakfasts in single family residential areas.  The Boarding House is a fairly antiquated 
concept while Bed and Breakfast uses seem to be more suitable for high tourist areas.  
Unfortunately, the Technical and Planning Department has recently uncovered a number of 
unlicensed (through the State of Michigan) adult foster care facilities that are claiming to be 
either Boarding Houses or Bed and Breakfasts.  We believe the simplest and most effective 
way to deal with this new situation is to eliminate these unnecessary permitted uses. 
 
ARTICLE IV. - R-1 ONE-FAMILY DWELLING DISTRICT 
 
Sec. 401. - Permitted uses. 

B.     Accessory uses, buildings or structures customarily incidental to the aforesaid use 
as hereinafter stated and/or under the conditions hereinafter specified:  

5. The operation of a boarding house, as defined in Article II, provided that no 
more than two rooms may be used for boarders or roomers. One non-illuminated 
sign, not over one square foot in area, indicating such use may be displayed on the 
premises.   DELETE 

7. The operation of a bed and breakfast as defined in Article II, subject to all of 
the following criteria:  

a. Has ten or fewer sleeping rooms, including sleeping rooms occupied 
by the owner or occupant, one or more of which are available to rent to 
transient tenants;  

b. Serves meals at no extra cost to its transient tenants; and 

c. Has a smoke detector in proper working order in each sleeping room 
and a fire extinguisher in proper working order on each floor.    DELETE 

 
Related definitions: 
 
Boarding house.   The term boarding house, rooming house, and lodging house are used 
synonymously in this ordinance. A one-family residential dwelling occupied in such a 
manner that certain rooms in excess of those used by members of the immediate family and 
occupied as a home or family unit are leased or rented to persons outside of the family, 
without any attempt to provide therein or therewith, cooking or kitchen accommodations for 
individuals leasing or renting rooms.    DELETE 
 
Bed and breakfast.   An owner-occupied, one-family residential structure where the owner or 
operator provides overnight accommodations to guests in return for payment.    DELETE 

 

 
Parking Vehicles in Open Areas of Residential Rear Yards  
 
It was recently determined that the current Zoning Ordinance language did not clearly state 
that “operable” machinery, equipment, vehicles, or other materials could not be stored in the 
open in residential rear yards.  By removing the words regarding “discards or items in need 
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of repair” the language would prevent the accumulation of machinery, equipment, vehicles in 
residential rear yards.  
 
ARTICLE IV. - R-1 ONE-FAMILY DWELLING DISTRICTS 
ARTICLE V. - R-2 TWO-FAMILY DWELLING DISTRICTS 
ARTICLE VI. - RM-1 AND RM-2 MULTI-FAMILY RESIDENTIAL DISTRICTS 
 
Sec. 403, 503, 603. - Required conditions. 
 
A. No front yard space in any R-1 district shall be used for the storage or parking of 
vehicles or any other materials or equipment; provided vehicles which are currently licensed 
and in normal driving condition may be parked in a service driveway or garage.  

B. Prohibited use for open areas: No machinery, equipment, vehicles, or other materials, 
either discards or showing evidence of need for repair or maintenance shall be stored or 
parked, or permitted to stand in any open area that is clearly visible from the street, public 
place or adjoining residential property.  
 
 
Paving Your Entire Residential Yards  

A resident recently inquired about the possibility of paving his entire rear yard.  This action 
would potentially create a number of issues, not the least a problem with storm water runoff 
onto neighboring properties.  The Zoning Ordinance currently has no specific provision that 
prevents complete paving of your yard. A method some communities have incorporated is a 
maximum percentage of allowable impervious surfaces.  The Zoning Ordinance currently 
has a definition for Impervious Surface but no regulations accompanying it.   

“Impervious surface. Any material that substantially reduces or prevents the 
infiltration of stormwater into previously undeveloped land.  Impervious surface 
shall include a surface that has been compacted or covered with a layer of 
material so that it is highly resistant to infiltration by water. It includes surfaces 
such as compacted sand, limerock, or clay, as well as most conventionally 
surfaced streets, roofs, sidewalks, parking lots, and other similar structures.” 

After careful analysis, which included input from the Engineering and Building Divisions and 
reviewing other community’s regulations, we believe it would be reasonable to limit 
impervious surfaces to 70% of the lot area. 

ARTICLE IV. - R-1 ONE-FAMILY DWELLING DISTRICTS 
ARTICLE V. - R-2 TWO-FAMILY DWELLING DISTRICTS 
 
C. The total area of all impervious surfaces shall not exceed 70% of the lot area. 
 
 
Buildings vs. Structures 
 
To more distinctly define the difference between Buildings and Structures, we propose to 
make a small but important change to the definition of a Building. 
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Building. Any permanent structure, either temporary or permanent, having a roof supported 
by columns, or walls, and intended for the shelter, or enclosure of persons, animals, or 
property of any kind. 
 
The current definition for Structure will remain unchanged. 
 
Structure. Any constructed or erected material, the use of which requires locations on the 
ground or attachment to something having location on the ground, including, but not limited 
to, buildings, towers, sheds, and signs, but excepting walks, drives, pavements, fences, and 
similar access or circulation facilities. 
 
 
The process for approval of text changes to the Zoning Ordinance requires a Public Hearing 
to be scheduled.   It is the recommendation of the Department of Community and Economic 
Development that the Planning Commission schedule a Public Hearing for the October 10, 
2016, regular meeting. 
 
MOTION by Brown, SECONDED by Seligson, to approve the scheduling of a Public 
Hearing for the October 10, 2016, Planning Commission meeting to consider proposed text 
changes to the Zoning Ordinance. 
 
VOTE:       Yes: Brown, Burns, Eizelman, McClellan, Seligson, Tkatch, Walters-Gill 
  No:  None   
MOTION CARRIED 

 
 

3) Presentation of findings from Master Plan citizen surveys.  Crystal McClain, Assistant 
to the City Manager, presented the findings of the Master Plan public input process. 
Input was gathered via a 56-question survey which garnered 511 responses, two town 
hall meetings, and the existing Strategic Economic Development Plan. The process 
concentrated on the areas of housing, business climate, dining, shopping, parks, 
library, and city services. 

 
Conclusions drawn from the input process were broken down as follows: 
 
Strengths 
Centrally Located 
City Services – Public Safety rated #1, and list as most important to business community 
Sense of Community 
Diversity 
Affordable Housing 
Business friendly perception 
Shepherd Park 
 
Weaknesses 
Underutilized parks 
Lack of walkability 
Perceived lack of social activities 
Perceived lack of Employment Opportunities 
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Perceived lack of Housing Options 
Lack of quality/big name retail/shopping/grocery 
Dining & entertainment options 
Library use 
 
Opportunities 
Liquor license allow for attraction of high end dining 
Complete street initiative on 9 Mile – provide the walkable environment residents have 
expressed desire for 
New development – provide identified needs: townhomes, luxury homes, senior housing, lofts 
Vacant buildings on Coolidge and 9 Mile 
Expanded parks and recreation programming 
Increase hours, programs, and materials at the Library for greater usage 
 
Threats 
Outpaced/outgrown by regional neighbors (dining, shopping, and housing options have 
increased substantially in neighboring communities) 
Special City Events overlapping neighboring cities’ events 
Budget constraints 
 
 
4) Discussion of changing meeting time to 7:00 p.m. 
Mr. Rulkowski proposed changing the Planning Commission meeting time from 7:30 p.m. to 
7:00 p.m., consistent with City Council’s meeting time. He indicated the same change is being 
proposed to the Zoning Board of Appeals. Effecting the change would require the Commission 
to amend its By-laws. The proposed amendment will be on the Commission’s October agenda. 
 
 
PLANNING COMMISSION MATTERS FOR DISCUSSION – from members only. 
 
Vice Chairperson Brown expressed his opinion that regardless of the Master Plan citizen survey 
results, historically Oak Park residents have preferred to remain a quiet bedroom community. 
He commented on the lack of restaurants requesting liquor licenses since the City’s Charter was 
amended.  
 
Mayor McClellan noted that economic development is a 10-year process. 
 
Director Marrone explained lack of space is the major hurdle facing liquor license applicants. 
 
 
PUBLIC COMMENTS: None 
 
 
ADJOURNMENT 
There being no further business, Secretary Eizelman adjourned the meeting at 8:34 p.m. 
 

 

 

       
Cherilynn Brown, Recording Secretary 


