
 

 
 
 

I. Call to Order 

II. Pledge of Allegiance 

III. Roll Call 

 
LINCOLN PARK PLANNING COMMISSION 

 CITY HALL – COUNCIL 
CHAMBERS 1355 SOUTHFIELD 

ROAD LINCOLN PARK, MICHIGAN 
 
       SPECIAL MEETING  
August 16, 2017 at 7:00 p.m. 

 
AGENDA 

IV. Approval of previous minutes  

V. Approval of Agenda 
 

VI. Old Business 

A. Public Hearing, Special Land Use Approval: 3745 Dix (Sonic Drive-in) 

B. Site Plan Review: 3745 Dix (Sonic Drive-in) 

C. Public Hearing, Special Land Use Approval: 1491 Southfield (American Renal Associates) 

D. Site Plan Review: 1491 Southfield  (American Renal Associates) 

E. Public Hearing, Conditional Rezoning Recommendation: 1358 Council Avenue 

VII. New Business 

A. Conceptual Review, Special Land Use: 2306 Dix Highway (Taco Bell) 

VIII. Policy Review and Discussion 

A. Tattoo parlors 

IX. Reports from Departments and Other Boards and Commissions 

X. Public Comments 

XI. Comments from Planning Commissioners 

XII. Adjournment 
 

 

 
The City of Lincoln Park will provide necessary reasonable auxiliary aids and services, such as signers for 
the hearing impaired and audio tapes of printed material being considered at the meeting to individuals 
with disabilities at the meeting/hearing upon seven (7) days prior notice to the City of Lincoln Park. 
Individuals with disabilities requiring auxiliary aides or services should contact the City of Lincoln Park by 
writing or calling the following: The Building Department, 1355 Southfield Road, Lincoln Park, MI 
48146(313) 386-1800 Ext. 1296 
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3745 Dix Highway – Sonic Drive-In Restaurant 

Site Plan Review 
 

Applicant:  Matar Management Group 

Project:  Sonic Drive-In 

Address:  3745 Dix Highway, Lincoln Park, MI 48146 

Date:  August 9, 2017 

Request:  Site Plan Review - Final 

Recommendation Approval 

 
GENERAL 
All elements of the site plan shall be designed to take into account the site's topography, the size and type of plot, the character of 
adjoining property, and the traffic operations of adjacent streets. The site shall be developed so as not to impede the normal and 
orderly development or improvement of surrounding property for uses permitted in this Zoning Code. The site plan shall conform 
with all requirements of this Zoning Code, including those of the applicable zoning district(s). 

Project and Site Description 

The applicant proposes to convert a vacant parcel into a Sonic Drive-In restaurant. Located on Dix Highway, 
the property would be a commercial use of about 1,690 gross floor area on a 27,443 square foot lot. 
There would be 8 employees during peak shifts. 

 

 

Figure 1: Aerial View 
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Site conditions 
The site sits halfway between Emmons Boulevard and Riverbanks Street on Dix Highway. The perimeter of 
the lot is paved with two curb cuts, providing drive-through circulation surrounding a grassy patch of land 
in the middle. The site is also accessible by pedestrians via the sidewalk. 

Master Plan 

Future Land Use Classification 
The site is intended for General Business future land use. 

 Intent; Desirable Uses and Elements 
“These uses provide retail goods and services on a city-wide scale, often drawing customers from outside 
the City as well. Professional offices, including doctors, veterinarians, lawyers, insurance agents, etc., are 
properly sited within areas designated for General Commercial use. This land use category is the 
appropriate location for automobile-oriented uses, including drive-through restaurants, gas stations (with 
or without convenience stores), minor auto repair shops, and car washes. Large shopping centers and 
hotels are also included in the General Commercial category. Uses in this category should be located 
outside the downtown area as the design characteristics, setbacks, and parking of General Commercial 
uses directly conflict with the intent of a cohesive, attractive downtown district.”  

The proposed use is a drive-through restaurant, which is specifically identified as desirable. This condition is 
met. 

 Land Use and Zoning 

 Zoning 
The site is zoned Municipal Business District (MBD). The district is meant to offer a wider range of 
businesses and permits drive-through establishments. “The permitted uses are intended to provide 
businesses and services usually found in major business areas along major streets or regional thoroughfares 
or near freeway access ramps. These uses generate large volumes of vehicular traffic, require substantial 
access for off-street parking and loading and require detailed planning, particularly as to relationships with 
adjacent residential areas. The intended potential customer base for these uses is the entire Municipality, 
and not just the immediate residential neighborhoods.” 

Drive-in restaurants or other drive-in establishments serving food and/or beverages are permitted after 
special approval in the Municipal Business District.  
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Proposed and Existing Uses; Zoning 

Site Drive-in restaurant / Municipal Business District 
North Vacant / Municipal Business District 
East Residential / Single Family Residential District 
South Restaurant; residential / Municipal Business District; Single Family Residential District 
West Dentist office; ROW, then Regional Business District 
 

Dimensional Standards 

The dimensional requirements of the MBD district are described in the chart below. (§1294.32, except 
where noted.) 

 Required Provided Compliance 

Lot Width 40 ft 152 ft Met 

Street Frontage 
(§1294.09) 

Shrubbery and low retaining walls 2 ½’ 
< height < 8’  

Height of shrubbery not 
provided 

Met 

Lot Area 4,000 27,118 Met 

Lot Coverage 50% 6% Met 

Height 2 stories; 25 feet 1 story, 23’ Met 

Setback – Front  0’ 61’ 5” Met 

Setback – Sides  0’ 49’/72’ Met 

Setback – Rear  0’ 49’ Met 
 

Figure 3: Zoning Map 
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Items to be addressed 

None 
 

 

 

BUILDING DESIGN 
The building design shall relate to the surrounding environment in regard to texture, scale, mass, proportion, and color. High 
standards of construction and quality materials will be incorporated into the new development. In addition to following design 
guidelines adopted in specific district or sub-area plans, the building design shall meet the requirements of Section 1296.04, 
Standards for Architecture and Building Materials. 

Required Compliance 
• Building mass, height, bulk and width-to-height ratio within 50-150% of buildings 

within 500’.  
This condition is met.  

Met 

• Architectural variety 
This condition is met. 

• Similar materials and entrances to buildings within 500’  

 
This condition is met. 

Met 

• Building materials: primarily natural products conveying permanence (brick, decorative 
masonry block, stone, or beveled wood siding) = 75% of each façade (industrial 
districts, 50% if facing ROW) 
This condition is met.  

• 25% may be glass, exterior insulation finish systems (EIFS), vinyl, aluminum, or steel 
siding; or similar synthetic or highly-reflective materials (industrial districts not facing 
public streets or freeways, these and pre-cast concrete or plain masonry block)  
This condition is met. 

• Natural colors (bright for decorative features only) 
This condition is met 

Met 

• Façade: <100’ uninterrupted   
This condition is met 

• If >100’ = recesses, off-sets, angular forms, arches, colonnades, columns, pilasters, 
detailed trim, brick bands, contrasting courses of material, cornices or porches 
This condition is met 

• All sides similar 
This condition is met 

Met 
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Required Compliance 
• Windows: vertical, recessed, visually-obvious sills 

Visually obvious sills to be added 
• Spaces between windows = columns, mullions, or material found elsewhere on the 

façade 
The design does not feature any obviously adjacent windows. This condition is not 
applicable. 

• Front facades > 25% windows 
This condition is met. 

• Size, shape, orientation, spacing to match buildings within 500’ 
This condition is met 

Substantially 
met 

• Main entrances: doors larger 
• Framing devices (overhangs, recesses, peaked roof forms, porches, arches, canopies, 

parapets, awnings, display windows, accent colors, tile work, moldings, pedestrian-scale 
lighting, distinctive door pulls) 
This proposal is somewhat unique in that no interior customer area has been provided, 
and therefore there is no need to emphasize the entrance. This condition is not 
applicable. 

Not 
applicable 

• Pitched / shingled roof forms with overhanging eaves with slope of 0.5 to 1 
recommended 
This optional condition is not met 

• Rooflines >100’ = roof forms, parapets, cornice lines  
This condition is met 

• Roof-top mechanical equipment screened by roof form. 
Applicant to verify that roof form and parapet screen the mechanical equipment on the 
roof. 

Unknown 

 
 
Items to be addressed 

� Visually-obvious sills to be added to windows facing ROW 
� Applicant to verify that roof form and parapet wall serve to screen the mechanical equipment on the 

roof 
 
 

PRESERVATION OF SIGNIFICANT NATURAL FEATURES 
Judicious effort shall be used to preserve the integrity of the land, existing topography, and natural, historical, and architectural 
features as deemed in this Zoning Code, in particular flood hazard areas and wetlands designated/regulated by the Michigan 
Department of Environmental Quality, and, to a lesser extent, flood hazard areas and wetlands which are not regulated by the 
Department. 

There are no significant natural features to preserve. 
 

Items to be addressed 

None  
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SIDEWALKS, PEDESTRIAN AND BICYCLE CIRCULATION 
The arrangement of public or common ways for vehicular and pedestrian circulation shall be connected to existing or planned 
streets and sidewalks/ pedestrian or bicycle pathways in the area. There shall be provided a pedestrian circulation system which is 
separated from the vehicular circulation system. In order to ensure public safety, special pedestrian measures, such as crosswalks, 
crossing signals and other such facilities may be required in the vicinity of primary and secondary schools, playgrounds, local 
shopping areas, fast food/ service restaurants and other uses which generate a considerable amount of pedestrian or bicycle traffic. 

The site is served by one sidewalk along the western side of the parcel, along Dix Highway. Because the 
property lies in the middle of the block, it is not served by a crosswalk. There are two curb cuts where 
vehicles enter and leave the parking lot. Each curb cut is designated as either enter-only or exit-only for 
vehicles, leaving two points where pedestrians and drivers could come into contact. However, the applicant 
has included a path that connects the sidewalk to the property through a narrow portion of the parking 
lot. This reduces the number of times that vehicles and nonmotorized users cross paths and provides a 
safer crossing to reach the building. There are no bicycle lanes along Dix Highway. 

 

Items to be addressed 

None 
 

 

PARKING 
The number and dimensions of off-street parking [spaces] shall be sufficient to meet the minimum required by this Zoning Code. 
However, where warranted by overlapping or shared parking arrangements, the Planning Commission may reduce the required 
number of parking spaces, as provided in this Zoning Code. 

Use Required Proposed Compliance 

§1290.02 
Drive-in 
and drive-
through 
restaurant 

One (1) for every two (2) seats in an established 
seating plan area = 10 

Plus one (1) for every fifteen (15) square feet of 
usable customer area other than in an established 
seating plan area = 0 

Plus one (1) for every two (2) employees based 
upon maximum employment shift (8 employees) 
= 4 

Plus one (1) for every outside customer 
automobile service stall area = 13 

Total = 27 

Plus required vehicle stacking spaces = see below 

10 
 
 
0 
 
 
 
4 
 
 
13 
 
 
Total = 27 

Met 

§1290.03 
Stacking 
spaces 

Ten (10) 10’ x 24’ stacking spaces per window = 
10 spaces 

10 Met 
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It is noted that 1 stacking space abuts a dine-in parking or “car hop” space. The applicant notes that 
“customers will be parked here for an extended period of time as they order and consumed their food in 
their vehicle, allowing the stacking space to open up and the customer to exit the parking space.” The 
City’s primary interest in the provision of stacking spaces is to ensure that the line of vehicles will not 
extend into the street, and that interest is served under the proposed arrangement. 

 

§1290.05  Off-Street Parking B Areas; Business Districts. 

Off-street parking in a Neighborhood Business District (NBD), Municipal Business District (MBD), Central 
Business District (CBD), or Regional Business District (RBD) shall conform to the following requirements: 

• Off-street parking B areas shall be curbed with concrete curbs and gutters. Necessary curbs or other 
protection for the public and for the protection of adjoining properties, streets and sidewalks shall be 
provided and maintained. 

Curb and gutter detail has been provided. 

• Whenever such parking facility adjoins residential property and/or a residential street or alley, a solid 
masonry wall, ornamental on both sides, and not less than six (6) feet in height, shall be erected and 
maintained. Such walls shall be constructed of the same materials as that of the main or principal 
building, and be faced with either brick, decorative block, or pre-cast concrete formed into a decorative 
pattern and painted in the same color scheme as that of the principal building. The location of the wall 
and lot barrier facing a residential street shall be determined with due regard for side yard 
requirements and the building setback line adjoining the Residential District, as may be required in the 
particular business district. Bumper guards of a type described in subsection (k) hereof shall be provided 
to prevent vehicles from striking the wall. 

The eastern side of the parcel abuts a residential zone. There is a 20 foot alley separating the Sonic 
parcel and the residential zone. The applicant proposes to extend the existing 4-foot wall by 2 feet in 
height, and has provided detail.  

• The entrance to such area shall be only from the adjoining principal use or adjoining alley. Parking lots 
shall be designed to prevent vehicles from backing into the street, backing into an access drive, or 
requiring the use of the street for maneuvering between parking rows. 

This condition is met. 

• All illumination for such parking facilities shall be deflected away from residential areas and shall be 
installed in such manner as to allow the reduction of the amount of light after normal parking hours 
each day. All parking lot lighting shall be designed, located, and shielded to prevent glare onto 
adjacent properties, and shall be arranged to prevent adverse effects on motorist visibility on adjacent 
rights-of-way. The source of illumination shall not be more than twenty-five (25) feet above the parking 
surface. 

This is addressed under Lighting, below. 
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• In all cases where such parking facilities abut public sidewalks, a wall or curb at least six (6) inches high, 
or steel posts twenty-four (24) to thirty (30) inches high and not more than five (5) feet apart, set three 
(3) feet in concrete, shall be placed thereon so that a motor vehicle cannot be driven or parked with 
any part thereof extending within two (2) feet of a public sidewalk. 

Parking facilities do not abut a public sidewalk. This condition is met. 

1294.16(b)   The entire parking area shall be paved with a permanent surface of concrete or plant- mixed 
bituminous material and shall be graded and drained in accordance with Section 1290.04(b)(4), Off-
Street Parking A Areas; Residential Districts Adjoining Business or Industrial Districts. Any unpaved 
area of the site shall be landscaped with lawn or other horticultural materials, maintained in a neat 
and orderly fashion at all times and separated from the paved area by a raised concrete curb, six (6) 
inches in height. 

This requirement is met.  

 

Items to be addressed 

None 
 

 

BARRIER-FREE ACCESS 
The site has been designed to provide barrier-free parking and pedestrian circulation. 

Required 
Spaces 

Required Barrier-
Free Spaces 

Proposed Barrier-
Free Spaces Compliance 

27 2 2 Met 

 
§1290.02(g) “Within each parking lot, signed and marked barrier-free spaces measuring twelve (12) feet in 
width shall be provided at a convenient location, in accordance with the following table. Barrier-free 
parking space requirements shall be in accordance with the Michigan Department of Labor, Construction 
Code Commission, Barrier Free Design Division.” 
 
 
Items to be addressed 

None 
 

 

LOADING 
All loading and unloading areas and outside storage areas, including refuse storage stations, shall be screened in accordance with 
this Zoning Code. 
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Gross Floor 
Area 

Loading Spaces – 
Required 

Loading Spaces – 
Provided Compliance 

1,608 0 0 n/a 

 
§1290.09(c)   “No loading space shall be located closer than fifty (50) feet from any residentially zoned 
district unless located within a completely enclosed building or unless enclosed on all sides facing a 
residential district by a solid masonry wall, ornamental on both sides, and not less than six (6) feet in 
height. Such walls shall be constructed of the same materials as that of the main or principal building, and 
be faced with either brick, decorative block, or pre-cast concrete formed into a decorative pattern and 
painted in the same color scheme as that of the principal building. Lights used to illuminate loading areas 
shall be arranged so as to reflect away from adjacent areas.” 

The size of this site does not require a loading space.  

N/A 
 
 
Items to be addressed 

None 
 

 

ACCESS, DRIVEWAYS, AND VEHICULAR CIRCULATION 
Safe, convenient, uncongested, and well-defined vehicular and pedestrian circulation within and to the site shall be provided. 
Drives, streets, parking and other elements shall be designed to discourage through traffic, while promoting safe and efficient 
traffic operations within the site and at its access points. All driveways shall meet the design and construction standards of the City. 
Access to the site shall be designed to minimize conflicts with traffic on adjacent streets, particularly left turns into and from the 
site. For uses having frontage and/or access on a major traffic route, as defined in the City of Lincoln Park Comprehensive 
Development Plan, the number, design, and location of access driveways and other provisions for vehicular circulation shall comply 
with the provisions of Section 1290.10, Access Management Standards. 

 

Required Provided Compliance 
• Single two-way driveway or pair of one-way driveways  
• Two-way: 25’ < throat width < 30’ (face to face of 

curb). One-way paired: each 20’ measured 
perpendicularly. May be separated by 10’ median; 
sidewalks shall be continued or maintained 

• 25’ radii; 30’ radii where daily truck traffic expected 
• Corner lots: one access point per street with >100’ 

frontage  
• If frontage >300’ and documented need (ITE), may 

allow additional access with design restrictions 
• If frontage >600’, max of 3 drives may be allowed; one 

with design restrictions 

• One two-way driveway 
• One shared driveway noted 

(partial) 
• Entrance is 25’ 
• 2 of 3 turning radii are 10’  
• The site is not a corner lot  
• The site width is 152’ 

Not met 
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Required Provided Compliance 
• Shared access: driveways along property lines, 

connecting parking lots, on-site frontage roads, rear 
service drives. Encouraged and may be required for sites 
within 1/4 mile of major intersections; having dual 
frontage; with <300’ frontage; with sight distance 
problems; along congested or accident-prone roadway 
segments  

• Connection to adjacent facilities may be required; site 
accommodation may be required for future connection 
to undeveloped adjacent property  

• Letters of agreement or access easements required 

The northern curb cut to the site is 
proposed to be shared with the 
adjacent parcel, which is currently 
vacant 

Met 

• Triangular unobstructed view areas: from corner of two 
ROWs, 25’ along each; from corner of ROW and 
driveway, 10’ along driveway and 5’ along ROW 

• Grass / groundcover only in 3’ strip abutting driveway 
and ROW 

• Trees permitted if trimmed between 30” and 6’ from 
ground level 

• Triangular unobstructed view area 
delineated 

• 3’ lawn strip abutting driveway and 
ROW 

Met 

• May require drive to be located on the far side of the 
property from congested intersections 

• >150’ from signalized intersection or 4-way stop, or 
right-turn-only at 75’ from intersection 

• >100’ otherwise  
• >200’ from centerline of I-75 access ramps 

>100’ from all intersections Met 

• Same side of street: Driveway spacing determined by 
speed limits in §1290.10 = 40mph -> 185’ 

• Across the street: Driveways directly aligned or >150’ 
offset (excludes right-turn-only) 

• Directional driveways, divided driveways, and 
deceleration tapers and/or by-pass lanes may be 
required by the Planning Commission where they will 
reduce congestion and accident potential 

• North driveway to northern 
adjacent parcel (vacant): ~60’, 
shared access proposed; North 
and south driveways: ~120’; 
South driveway to southern 
adjacent parcel (Cathay House): 
~66’ 

• Across the street: aligned 

Not met 

 

      (4)   For expansion and/or redevelopment of existing sites where the Planning Commission determines that 
compliance with all the standards of this section is unreasonable, the standards shall be applied to the 
maximum extent possible. In such situations, suitable alternatives which substantially achieve the purpose 
of this section may be accepted by the Planning Commission, provided that the applicant demonstrates that 
all of the following apply: 

         A.   The size of the parcel is insufficient to meet the dimensional standards. 
         B.   The spacing of existing, adjacent driveways or environmental constraints prohibit adherence to the 

access standards at a reasonable cost. 
         C.   The use will generate less than five hundred (500) total vehicle trips per day or less than seventy-five 

(75) total vehicle trips in the peak hour of travel on the adjacent street, based on rates developed by 
the Institute of Transportation Engineers (ITE). 

         D.   There is no other reasonable means of access. 
 

Items to be addressed 
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� Applicant to increase 2 turning radii to 25’ or to provide justification for 10’ radii 
� Planning Commission to consider accepting proposed driveway arrangement as the maximum 

application of Access Management standards 
 

 

EMERGENCY VEHICLE ACCESS 
All buildings or groups of buildings shall be arranged so as to permit necessary emergency vehicle access as required by the Fire 
Department and Police Department. 

Comments have not been received by the Lincoln Park Fire Department. 

. 

Items to be addressed 

� Comments from the Lincoln Park Fire Department to be received and incorporated. 
 

 

 

STREETS 
All streets shall be developed in accordance with the City of Lincoln Park Subdivision Control Ordinance and construction 
standards, unless developed as a private road in accordance with the requirements of the City. 

No new streets are proposed. 

 

Items to be addressed 

None. 

 

LANDSCAPING, SCREENING, AND OPEN SPACE 
The landscape shall be preserved in its natural state, insofar as practical, by removing only those areas of vegetation or making 
those alterations to the topography which are reasonably necessary to develop the site in accordance with the requirements of this 
Zoning Code. Landscaping shall be preserved and/or provided to ensure that proposed uses will be adequately buffered from one 
another and from surrounding public and private property. Landscaping, landscape buffers, greenbelts, fencing, walls and other 
protective barriers shall be provided and designed in accordance with the provisions of Section 1296.03, Landscaping Standards. 
Recreation and open space areas shall be provided in all multiple-family residential and educational developments. 

 Required Proposed Compliance 

St
re

et
 L

an
ds

ca
pi

ng
 Greenbelt, 10’ width minimum with 

groundcover 
10’wide Met 

1 tree and 4 shrubs per 40’ of street frontage  
~190’ = 5 trees and 19 shrubs 

The site shows 4 trees and 16 
shrubs 

Met 

Where headlights from parked vehicles will 
shine into the ROW, may require a totally 
obscuring hedge 

Headlights from parked vehicles 
are not anticipated to shine into 
ROW 

Met 
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 Required Proposed Compliance 

In
te

rio
r 

La
nd

sc
ap

in
g 10% of total lot area landscaped, including 

groundcover  
~36,000sf*0.10 = 360sf landscaped area 

17% provided Met 

Interior landscaping to be grouped near 
entrances, foundations, walkways, service areas 

Landscaping is shown near 
parking area 

Met 

1 tree per 400 sf of required landscaping and 1 
shrub per 125 sf of required landscaping  

Required interior landscaping is 
2,172, requiring 7 trees and 18 
shrubs.  

Met 

Pa
rk

in
g 

Lo
t 1 deciduous or ornamental tree per 10 parking 

spaces  
27 parking spaces are proposed, 
required 3 deciduous trees.  

Met 

100 sf of planting area per tree 300 sf and 3 trees required Met 

Sc
re

en
in

g 

Waste receptacle: Decorative masonry wall of at 
least 6’ with solid or impervious gate 

Screening detail shows 6’ brick 
wall with impervious gate 

Met 

 

§1294.28(a)   Where a Business or Industrial District abuts directly upon a Residential District, a landscaped 
greenbelt meeting the requirements of Section 1296.03, Landscaping Standards, shall be provided and 
maintained along its entire length by the users of the business or industrially zoned property. 

In addition, such Business or Industrial District shall be screened from such contiguous, residentially zoned 
district by either a building housing a permitted use or by a solid masonry wall, ornamental on both sides, 
and not less than six (6) feet in height above grade, between the required greenbelt area and the 
commercial or industrial use. Such walls shall be constructed of the same materials as that of the main or 
principal building, and be faced with either brick, decorative block, or pre-cast concrete formed into a 
decorative pattern and painted in the same color scheme as that of the principal building.  

§1294.16(a)   When a drive-in or drive-through establishment adjoins property located in any Residential 
District, a solid masonry wall, ornamental on both sides, six (6) feet in height, shall be erected and 
maintained along the interior line, or if separated from the residential zone by an alley, then along the alley 
lot line. In addition, all outside trash areas shall be enclosed by such six (6)-foot masonry wall. Such walls 
shall be constructed of the same materials as that of the main or principal building, and be faced with 
either brick, decorative block, or pre-cast concrete formed into a decorative pattern and painted in the 
same color scheme as that of the principal building. Such wall shall be protected from possible damage 
inflicted by vehicles using the parking area by means of precast concrete wheel stops at least six (6) inches 
in height, or by firmly implanted bumper guards not attached to the wall, or by other suitable barriers. 

 

Items to be addressed 

None 
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 SOIL EROSION CONTROL 
The site shall have adequate lateral support so as to ensure that there will be no erosion of soil or other material. The final 
determination as to adequacy of, or need for, lateral support shall be made by the Building Superintendent or City Engineer. 

Soil erosion measures are under the jurisdiction of Wayne County and shall comply with the applicable 
standards. 

Items to be addressed 

� Applicant to comply with all soil erosion control measures and permits as issued by Wayne County. 
 

 

UTILITIES 
Public water and sewer facilities shall be available or shall be provided for by the developer as part of the site development, where 
such systems are available. 

Public water and sewer facilities are available on site. 

 

Items to be addressed 

None 
 

 

STORMWATER MANAGEMENT 
Appropriate measures shall be taken to ensure that removal of surface waters will not adversely affect neighboring properties or 
the public storm drainage system. Provisions shall be made to accommodate stormwater which complements the natural drainage 
patterns and wetlands, prevent erosion and the formation of dust. Sharing of stormwater facilities with adjacent properties shall be 
encouraged. The use of detention/ retention ponds may be required. Surface water on all paved areas shall be collected at intervals 
so that it will not obstruct the flow of vehicular or pedestrian traffic or create standing water. 

Stormwater may be under the purview of Wayne County; applicant to work with City Engineer to 
determine the appropriate permitting process. 
 

Items to be addressed 

� Applicant to work with City Engineer to review stormwater system to determine the appropriate 
permitting process. 
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LIGHTING 
Exterior lighting shall be arranged so that it is deflected away from adjacent properties and so that it does not impede the vision of 
traffic along adjacent streets. Flashing or intermittent lights shall not be permitted. 

§1290.05(i) Off-Street Parking 

All illumination for such parking facilities shall be deflected away from residential areas and shall be 
installed in such manner as to allow the reduction of the amount of light after normal parking hours each 
day. All parking lot lighting shall be designed, located, and shielded to prevent glare onto adjacent 
properties, and shall be arranged to prevent adverse effects on motorist visibility on adjacent rights-of-way. 
The source of illumination shall not be more than twenty-five (25) feet above the parking surface. 

This condition is met. 

§1294.16(c) Drive-in and Drive Through Establishments 

Lighting shall be installed in a manner which will not create a driving hazard on abutting streets or which 
will not cause direct illumination on adjacent residential properties, and shall comply with all other 
requirements of this Zoning Code. 

This condition is met. 

§1294.31(g) Performance Standards 

Within five-hundred (500) feet of a residentially zoned area, bare bulbs which are visible in the residential 
area may not exceed fifteen (15) watts. Exterior lighting shall be so installed that the surface of the source 
of light shall not be visible from the nearest residential district boundary and it shall be so arranged to 
reflect light away from any residential use. In no case shall more than one (1) foot-candle power of light 
cross a lot line five (5) feet above the ground. In no case shall more than ten (10) foot- candle power of 
light exist at any given point on site. Illumination levels shall be measured with a foot-candle meter or 
sensitive photometer and expressed in foot-candles. Exterior spot lighting or other illumination shall be so 
installed as to eliminate any nuisance to adjoining Business and Industrial Districts or the creation of a 
traffic hazard on public highways. 

This condition is met. 

Items to be addressed 

� 8 lights of type CLED-LW-7-UNV-S-5-WH are shown in the schedule on Sheet C8, but only 6 are 
obvious on photometric plan. Applicant to clarify 

 

 

NOISE 
The site has been designed, buildings so arranged, and activities/equipment programmed to minimize the emission of noise, 
particularly for sites adjacent to residential districts. 

§1294.31(a)(2) Decibels are not to exceed the frequencies listed in the table below. 

Center Frequency (cycles per second) (H2) Day Night 
31.5 77 72 
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63 73 68 
125 67 62 
250 62 57 
500 55 50 
1,000 51 46 
2,000 44 39 
4,000 37 32 
8,000 33 28  

 

In addition to traditional drive-throughs, additional noise could be generated from this site because 
carhops serve patrons outside in the parking lot. It can be helpful to provide sound data from other 
franchises to provide an idea of how noisy the establishment could be.  

It is noted that the service window and the outdoor seating areas are located on the far side of the 
property from the residential areas. The required solid masonry walls will also help buffer noise. 

 

Items to be addressed 

� If possible, estimate sound levels at property edges which abut residential zones 
 

 

MECHANICAL EQUIPMENT 
Mechanical equipment, both roof and ground mounted, shall be screened in accordance with the requirements of this Zoning 
Code. 

Roof mounted equipment is addressed under Building Design, above. Electric transformer pad is screened 
by the drive-through menu. 
 

Items to be addressed 

None 
 

 

SIGNS 

A sign plan was provided. 

Items to be addressed 

� Applicant shall obtain all appropriate sign permits from the City Building Department. 
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HAZARDOUS MATERIALS OR WASTE 
For businesses utilizing, storing or handling hazardous material such as automobile service and automobile repair stations, dry 
cleaning plants, metal plating industries, and other industrial uses, documentation of compliance with state and federal 
requirements shall be provided. 

No hazardous materials or waste are expected from the development. 

 

Items to be addressed 

None 
 

 

 SITE DESIGN STANDARDS FOR USES PERMITTED AFTER SPECIAL APPROVAL 
All applicable standards for uses permitted after special approval are met. 

1296.02  AA.   Outdoor Cafés, Outdoor Eating Areas, Carry-out, and Open Front Restaurants. 

      1.   A minimum of five (5) feet of sidewalk along the curb and leading to the entrance to the 
establishment must be maintained free of tables and other encumbrances.  If the sidewalk is not 
wide enough to allow for a five (5) foot wide clearance for circulation, the outdoor café should not 
be permitted. Planters, posts with ropes, or other removable enclosures should be encouraged and 
should be used to define the area occupied by the outdoor café. 

This condition is met. 

      2.   Pedestrian circulation and access to building entrances should not be impaired. A boundary 
(maximum encroachment width and length) into the public sidewalk should be established with an 
accessible aisle being maintained between this line and the curb, in accordance with the provisions 
of all State and Federal regulations. 

This condition is met. 

      3.   The outdoor café must be kept clean, litter-free, and with a well-kept appearance within and 
immediately adjacent to the area of the tables and chairs. Additional outdoor waste receptacles 
may be required. Written procedures for cleaning and waste containment and removal 
responsibilities must be included with all applications and approved by the Planning Commission. 

Provided by the applicant: “Cleaning and trash removal will occur continuously throughout the day 
as part of staff duties during normal business hours. The Applicant will contract with a private trash 
removal service to empty the dumpster on site. A copy of the anticipated trash removal schedule 
can be provided to the City once service has been contracted.” 

      4.   Tables, chairs, planters, waste receptacles, and other elements of street furniture should be 
compatible with the architectural character of the adjacent buildings. If table umbrellas will be 
used, they should compliment building colors. 
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This condition is met. 

      5.   Additional signs are not permitted beyond those permitted for the existing restaurant. 

This condition is addressed in the Sign Plan, subject to Building Department approval. 

      6.   The hours of operation for the outdoor café should be established and noted with the application. 

Hours of operation are from 6:00 AM to 12:00 AM, Sunday through Thursday, and 24 hrs Friday 
and Saturday.  

      7.   Preparation of food and beverages may be prohibited in the outdoor café. 

No outdoor preparation of food and beverages is anticipated. 

      8.   Liability issues for use of the public sidewalk should be addressed and reviewed by the City 
Attorney. 

The full Site Plan application is subject to review by the City Attorney. 

 

1294.16  Drive-In And Drive-Through Establishments. 

   (a)   When a drive-in or drive-through establishment adjoins property located in any Residential District, a 
solid masonry wall, ornamental on both sides, six (6) feet in height, shall be erected and maintained 
along the interior line, or if separated from the residential zone by an alley, then along the alley lot 
line. In addition, all outside trash areas shall be enclosed by such six (6)-foot masonry wall. Such 
walls shall be constructed of the same materials as that of the main or principal building, and be 
faced with either brick, decorative block, or pre-cast concrete formed into a decorative pattern and 
painted in the same color scheme as that of the principal building. Such wall shall be protected from 
possible damage inflicted by vehicles using the parking area by means of precast concrete wheel 
stops at least six (6) inches in height, or by firmly implanted bumper guards not attached to the wall, 
or by other suitable barriers. 

This condition is addressed under Screening, above. 

(b)   The entire parking area shall be paved with a permanent surface of concrete or plant- mixed 
bituminous material and shall be graded and drained in accordance with Section 1290.04(b)(4), Off-
Street Parking A Areas; Residential Districts Adjoining Business or Industrial Districts. Any unpaved 
area of the site shall be landscaped with lawn or other horticultural materials, maintained in a neat 
and orderly fashion at all times and separated from the paved area by a raised concrete curb, six (6) 
inches in height. 

This condition is addressed under Parking, above. 

   (c)   Lighting shall be installed in a manner which will not create a driving hazard on abutting streets or 
which will not cause direct illumination on adjacent residential properties, and shall comply with all 
other requirements of this Zoning Code. 

This condition is addressed under Lighting, above 
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   (d)   Adequate ingress and egress shall be provided as prescribed in Chapter 1290, Off-Street Parking and 
Loading. 

This condition is addressed under Access, above 

   (e)   Before approval is given for any use, a site plan shall be submitted to the Police Department and the 
Fire Department before submittal to the Planning Commission, for review pursuant to Section 
1296.01, Site Plan Review, as to the suitability of the location of entrances and exits to the site, 
parking area, screening, lighting and other design features. 

This condition is addressed under Other Agency Reviews, below. 

 

Items to be addressed 

� Planning Commission approval of written procedures and waste removal is requested 
� The full Site Plan application is subject to review by the City Attorney. 
 

 

OTHER AGENCY REVIEWS 
The applicant has provided documentation of compliance with other appropriate agency review standards, including, but not 
limited to, the Michigan Department of Natural Resources, Michigan Department of Environmental Quality, Michigan Department 
of Transportation, Wayne County Drain Commission, Wayne County Health Department, and other federal and state agencies, as 
applicable. 

Permits shall be secured as necessary. Dix Highway is under the jurisdiction of MDOT; stormwater will be 
reviewed by the Wayne County Drain Commission; restaurant licensing is the responsibility of the Wayne 
County Health Department. 

 

Items to be addressed 

� Applicant to secure ROW permit from MDOT as required 
� Applicant to secure stormwater permit from Wayne County Drain Commissioner as required 
� Applicant to secure food licensing from Wayne County Health Department 
� Applicant to secure all other permits and licenses as required 
 

 

VARIANCES 
No variances are requested. 

Items to be addressed 

None. 
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 RECOMMENDATIONS 

Findings 

The Site Plan proposed for 3745 Dix, Sonic Drive-In Restaurant, is in substantial compliance with Section 
1296.01, Site Plan Review, with the conditions and waivers listed below. 

 
Conditions and Waivers 
� Visually-obvious sills to be added to windows facing ROW 
� Applicant to verify that roof form and parapet wall serve to screen the mechanical equipment on the 

roof 
� Applicant to increase 2 turning radii to 25’ or to provide justification for 10’ radii 
� 8 lights of type CLED-LW-7-UNV-S-5-WH are shown in the schedule on Sheet C8, but only 6 are 

obvious on photometric plan. Applicant to clarify 
� Planning Commission to consider accepting proposed driveway arrangement as the maximum 

application of Access Management standards 
� Planning Commission approval of written procedures and waste removal is requested 
� Comments from the Lincoln Park Fire Department to be received and incorporated. 
� Applicant shall obtain all appropriate sign permits from the City Building Department. 
� The full Site Plan application is subject to review by the City Attorney. 
� Applicant to comply with all soil erosion control measures and permits as issued by Wayne County. 
� Applicant to secure ROW permit from MDOT as required 
� Applicant to work with City Engineer to review stormwater system to determine the appropriate 

permitting process, and to secure stormwater permit from Wayne County Drain Commissioner as 
required 

� Applicant to secure food licensing from Wayne County Health Department 
� Applicant to secure all other permits and licenses as required 

 

Recommendations 

It is recommended that the Lincoln Park Planning Commission approve the site plan proposed for 3745 Dix, 
Sonic Drive-In Restaurant, with the conditions and waivers listed herein.  
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August 11, 2017 

 

Ms. Leah DuMouchel, AICP 

Beckett & Raeder, Inc. 

535 West William St. Suite 101 

Ann Arbor, MI, 48103-4978 

 

Re:   Sonic, America’s Drive-In 

 3745 Dix Hwy 

 City of Lincoln Park, MI 

Hennessey Project 72088 

   

 

Dear Ms. DuMouchel: 

 

Hennessey Engineers, Inc., completed our review of the Preliminary Plan based on the plan submittal 

date July 10, 2017, and received via email from you.. 

 

The proposed development is a 1,690 square foot restaurant site on Dix Hwy with proposed water 

service from Dix Hwy, sanitary sewer service from the public alley adjacent to and east of the site, two 

(2) proposed entrances off of Dix Hwy and new parking lot.    

 

Listed below are some comments that will need to be addressed during the detailed engineering 

submittal and prior to start of any construction which should not affect the Preliminary Plan approval: 

 

GENERAL 

1. Dix Hwy is under the jurisdiction of Wayne County.  Wayne County approval and permit will be 

required. 

2. The storm sewer system is under the jurisdiction of Wayne County approval and a permit will be 

required. 

3. A site grading plan will need to be review and approved by our office during the detailed 

engineering review.  Wayne County will require storm water detention on site and a restricted 

outlet. 

4. The plans are showing the sanitary sewer tying into the existing 18” sanitary sewer in the alley 

adjacent to and east of the site.  The method of connection will be determined during the 

detailed engineering review.  The alley will need to be sawcut and replaced as directed by the 

engineer and the City.  

5. The plans are showing the water service tying into the existing 8” water main in the Dix Hwy 

Right of way west of the site.  The method of connection will be determined during the detailed 

engineering review.  The sidewalk will need to be sawcut and replaced as directed by the 

engineer and the City.  Dix Hwy is under the jurisdiction of Wayne County.   

6. The plans are showing the storm sewer tying into the existing 12” storm sewer in the alley 

adjacent to and east of the site.  The method of connection will be determined during the  
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detailed engineering review.  The alley will need to be sawcut and replaced as directed by the  

engineer and the City.  If the storm structure is in poor condition it may be required to be 

reconstructed.  This will be determined by the engineer and the City. 

7. Show the percent slopes on the parking lot grades.  For asphalt pavement the slopes should be a 

minimum of one percent. 

8. Hennessey Engineers, Inc., will review the drainage and grading plan during the detailed 

engineering review. 

9. The existing sanitary sewer pipe type should be identified.   The sanitary lead must be a 

minimum of SDR -26. 

10. A Soil Erosion and Sedimentation permit must be obtained from Wayne County. 

11. The City will require any broken, cracked or deteriorated sidewalks on this site to be removed 

and replaced.  The City will determine the sidewalk areas to be removed and replaced. 

 

The comments listed above will be required to be addressed in the detailed engineering review.  From 

an engineering feasibility our office does not have any issues with the approval of the Preliminary Site 

Plan submittal.  Therefore, from the engineering feasibility review it would be our recommendation for 

the “approval” of the Preliminary Site Plan.  This is not a detailed engineering review or approval.  Once 

the Planning Commission approves the Site Plan the engineer shall submit 3 sets of signed and sealed 

plans and a cost estimate to our office for detailed engineering review.  An escrow account will need to 

be established for the detailed engineering review and construction inspection, test and management.  

Prior to any start of construction the plans must approved by our office.   

 

If you have any questions, please do not hesitate to contact me. 

 

Sincerely, 

 

 

 

 
James D. Hollandsworth, P.E., P.S. 

Lincoln Park Project Manager 

 

JDH/bd 

 

cc: John Kozuh, DPW Director, City of Lincoln Park 

John J. Hennessey, Hennessey Engineers, Inc. 

 Ryan Kern, Hennessey Engineers, Inc. 

 B.3 
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https://outlook.office.com/owa/?realm=bulut.center&path=/mail/inbox 1/2

RE: 3745 Dix: Request for Planning Review Comments

Leah: Sorry for the delay in getting back w/ you on this. Any cb's ,storm mh, or sanitary mh's that may-be in deteriorated state I
would request the on site contractor reconstruct. I do not have any other issues. 

John Kozuh 
DPS Director, 
City of Lincoln Park 
313 386-9000 ext. 2703 
________________________________________ 
From: Leah DuMouchel [ldumouchel@bria2.com] 
Sent: Wednesday, August 09, 2017 9:00 AM 
To: John Kozuh; jdhollandsworth457@gmail.com; Fire Chief; Ray Watters; Krystina Erdos 
Cc: Matthew Coppler; Giles Tucker; John Meyers 
Subject: 3745 Dix: Request for Planning Review Comments 

Hello! Please find below a link to a proposed site plan for 3745 Dix, Sonic Restaurant. This email serves as a request for comment
from your department on the proposal. As mentioned in my email yesterday, this is the second of two sites which are under a
compressed timeframe for review. So, comments would be wildly appreciated by the end of the day today if possible, or
tomorrow. Thank you! 

https://www.dropbox.com/s/w5imqhfv4ug1avp/3745%20Dix%20Sonic%20Site%20Plan%202017-08-08.pdf?dl=0 
[https://cfl.dropboxstatic.com/static/images/icons128/page_white_acrobat.png]
<https://www.dropbox.com/s/w5imqhfv4ug1avp/3745%20Dix%20Sonic%20Site%20Plan%202017-08-08.pdf?dl=0> 

3745 Dix Sonic Site Plan 2017-08-
08.pdf<https://www.dropbox.com/s/w5imqhfv4ug1avp/3745%20Dix%20Sonic%20Site%20Plan%202017-08-08.pdf?dl=0> 
www.dropbox.com 
Shared with Dropbox 

Leah DuMouchel, AICP 
Senior Associate 

Beckett&Raeder, Inc. 
Making Great Places for over 50 Years 

535 West William St Suite 101 
Ann Arbor, MI 48103 

Office: 734.663.2622 

John Kozuh <JKozuh@citylp.com>
Fri 8/11/2017 10:30 AM

To:Leah DuMouchel <ldumouchel@bria2.com>;

https://www.dropbox.com/s/w5imqhfv4ug1avp/3745%20Dix%20Sonic%20Site%20Plan%202017-08-08.pdf?dl=0
https://cfl.dropboxstatic.com/static/images/icons128/page_white_acrobat.png]%3Chttps://www.dropbox.com/s/w5imqhfv4ug1avp/3745%20Dix%20Sonic%20Site%20Plan%202017-08-08.pdf?dl=0
https://www.dropbox.com/s/w5imqhfv4ug1avp/3745%20Dix%20Sonic%20Site%20Plan%202017-08-08.pdf?dl=0
http://www.dropbox.com/
http://www.bria2.com/
http://www.bria2.com/
http://www.bria2.com/
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https://outlook.office.com/owa/?realm=bulut.center&path=/mail/inbox 2/2

Direct Line: 734.239.6616 

Petoskey, MI   231.347.2523 
Traverse City, MI   231.933.8400 
Toledo, OH   419.242.3428 

Please visit us at www.bria2.com<http://www.bria2.com/> 

<http://www.bria2.com/> 
<http://www.bria2.com/> 

https://www.dropbox.com/s/w5imqhfv4ug1avp/3745%20Dix%20Sonic%20Site%20Plan%202017-08-08.pdf?dl=0
https://cfl.dropboxstatic.com/static/images/icons128/page_white_acrobat.png]%3Chttps://www.dropbox.com/s/w5imqhfv4ug1avp/3745%20Dix%20Sonic%20Site%20Plan%202017-08-08.pdf?dl=0
https://www.dropbox.com/s/w5imqhfv4ug1avp/3745%20Dix%20Sonic%20Site%20Plan%202017-08-08.pdf?dl=0
http://www.dropbox.com/
http://www.bria2.com/
http://www.bria2.com/
http://www.bria2.com/
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August 8, 2017 

 

City of Lincoln Park 

Attn: Ms. Leah DuMouchel  

1355 Southfield Road  

Lincoln Park, Michigan 48146 

 

Re:  Sonic, 3745 Dix Highway 

 Preliminary Site Plan Review 

 

 

Dear Ms. DuMouchel: 

 

In response to the review comments from the City of Lincoln Park prepared by Beckett & Raeder and 

dated July 23, 2017, please find attached the revised Site Plan for your consideration.  To assist in your 

review, we offer the following responses to the review comments: 

• Additional building detail needs to be provided 

Additional building details, including building material percentages, have been added to 

Sheets A.101 and A.201. 

• Applicant to address access management standards including vehicle stacking 

The Applicant intends to utilize the existing curb cuts onto Dix Highway to serve the proposed 

development.  Modifications to the existing curb cuts within the public road right-of-way are 

not anticipated.  One vehicle stacking space is located near a car hop space.  Customers will be 

parked here for an extended period of time as they order and consume their food in their 

vehicle, allowing the stacking space to open up and the customer to exit the parking space. 

• Applicant to provide additional landscaping detail  

Ginkgo trees and dense yews are proposed along the Dix Highway right-of-way.  The dense 

yews will have a height of 2 feet when planted, and a mature height of 3-4 feet.  Clear vision 

areas have been added to Sheet C7 for clarification. 

• Applicant to comply with all soil erosion control measures and permits as issued by Wayne 

County. 

Noted. 

• Additional screening detail adjacent to the residential district needs to be provided. 

Additional details regarding the screening wall adjacent to the residential area have been 

added to Sheet C7. 

• Applicant to work with City Engineer to review storm water system to determine the appropriate 

permitting process. 

Noted. 

• Additional lighting detail needs to be provided 

Additional lighting details have been provided on Sheets C9 and C10. 

• Lighting performance standards requirements are not met 

The Photometric Plan has been revised and can be found on Sheet C8. 

• If possible, estimate sound levels at property edges which abut residential zones 

The Applicant will work on obtaining this information, if possible. 

• Applicant to provide detail about mechanical equipment and associated screening. 



Sonic, 3745 Dix Highway 

Preliminary Site Plan Review  

August 8, 2017 

Page 2 of 2 

Information regarding the rooftop equipment and proposed screening can be found on Sheet 

A.201. 

• Applicant shall obtain all appropriate sign permits from the City Building Department. 

A complete sign package and applicant will be put together and submitted separately to the 

City Building Department for permitting. 

• The pedestrian walkway between the sidewalk and the building should be delineated across the 

vehicle lane. 

A pedestrian crosswalk has been added, and can be found on Sheet C2. 

• Applicant to provide written procedures for cleaning and waste containment and removal 

responsibilities. 

Cleaning and trash removal will occur continuously throughout the day as part of staff duties 

during normal business hours.  The Applicant will contract with a private trash removal service 

to empty the dumpster on site.  A copy of the anticipated trash removal schedule can be 

provided to the City once service has been contracted. 

• Applicant to provide detail regarding outdoor furnishings.   

Details regarding the furniture on the outdoor patio can be found on Sheet A.101. 

• The full Site Plan application is subject to review by the City Attorney. 

Noted. 

• Applicant to secure all other permits and licenses as required 

Noted. 

 

Thank you for your review and continued assistance with this project.  Should you have any questions 

during your processing or review, please do not hesitate to contact me at (734) 483-1427, or via email 

at cbriere@metroca.net. 

 

 

Sincerely, 

METRO CONSULTING ASSOCIATES, LLC 
 

 
 

Candice M. Briere, AICP 

Project Coordinator / Land Planner 
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Know what's below.
       Call before you dig.
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AutoCAD SHX Text
THIN BRANCHES BY 1/3 RETAINING

AutoCAD SHX Text
NORMAL PLANT SHAPE

AutoCAD SHX Text
FASTEN TREE TO STAKE WITH TREE RING

AutoCAD SHX Text
(DOUBLE STRAND #12 GAUGE TWISTED

AutoCAD SHX Text
WIRE & TWO PIECES OF 1/2" DIA.

AutoCAD SHX Text
TREE WRAP

AutoCAD SHX Text
2" x 2" HARDWOOD STAKES

AutoCAD SHX Text
BALLED & BURLAPPED ROOT BALL

AutoCAD SHX Text
CUT AND REMOVE TOP 1/3 OF BURLAP

AutoCAD SHX Text
3" TO 4" DEPTH MULCH

AutoCAD SHX Text
CREATE SAUCER (MIN. 6")

AutoCAD SHX Text
FINISH GRADE

AutoCAD SHX Text
COMPACTED TOPSOIL MIX

AutoCAD SHX Text
UNDISTURBED SOIL

AutoCAD SHX Text
1'

AutoCAD SHX Text
1'

AutoCAD SHX Text
VARIES

AutoCAD SHX Text
(ABOUT 5' FOR

AutoCAD SHX Text
A 2 - 2 1/2"

AutoCAD SHX Text
CAL. TREE)

AutoCAD SHX Text
3' MIN.

AutoCAD SHX Text
NOTES:

AutoCAD SHX Text
1.  DO NOT ALLOW AIR POCKETS TO FORM WHEN BACKFILLING

AutoCAD SHX Text
2.  DO NOT DAMAGE MAIN ROOTS OR DESTROY ROOT BALL WHEN INSTALLING TREE STAKE

AutoCAD SHX Text
3.  REMOVE TREE RINGS, TREE WRAP AND STAKES TWO YEARS AFTER INSTALLATION

AutoCAD SHX Text
4.  WATER TREE THOROUGHLY SUBSEQUENT TO INSTALLATION

AutoCAD SHX Text
RUBBER HOSE)

AutoCAD SHX Text
%%uBALLED AND BURLAPPED

AutoCAD SHX Text
NOT TO SCALE

AutoCAD SHX Text
%%uDECIDUOUS TREE PLANTING DETAIL

AutoCAD SHX Text
CROWN OF ROOT BALL SHALL BEAR SAME RELATION TO FINISH GRADE AS IT BORE TO PREVIOUS GRADE

AutoCAD SHX Text
%%uSHRUB PLANTING DETAIL

AutoCAD SHX Text
NOT TO SCALE

AutoCAD SHX Text
CROWN OF ROOT BALL SHALL BEAR SAME

AutoCAD SHX Text
RELATION TO FINISH GRADE AS IT BORE

AutoCAD SHX Text
TO PREVIOUS GRADE

AutoCAD SHX Text
BALLED & BURLAPPED ROOT BALL

AutoCAD SHX Text
CUT AND REMOVE TOP 1/3 OF BURLAP

AutoCAD SHX Text
4" DEPTH MULCH

AutoCAD SHX Text
CREATE SAUCER (MIN. 4")

AutoCAD SHX Text
FINISH GRADE

AutoCAD SHX Text
COMPACTED TOPSOIL MIX

AutoCAD SHX Text
UNDISTURBED SOIL

AutoCAD SHX Text
NOTES:

AutoCAD SHX Text
1.  DO NOT ALLOW AIR POCKETS TO FORM WHEN BACKFILLING

AutoCAD SHX Text
2.  WATER SHRUB THOROUGHLY SUBSEQUENT TO INSTALLATION

AutoCAD SHX Text
4"

AutoCAD SHX Text
4"

AutoCAD SHX Text
PLANTING LEGEND

AutoCAD SHX Text
LANDSCAPE CALCULATIONS

AutoCAD SHX Text
LANDSCAPING ALONG PUBLIC STREETS - DIX HIGHWAY (152') REQUIRED			PROVIDED PROVIDED GREENBELT					10' WIDE			10' WIDE 10' WIDE			10' WIDE 10' WIDE TREES:						4				4 4				4 4 SHRUBS:						16				16 16				16 16 INTERIOR LANDSCAPING REQUIRED			PROVIDED PROVIDED TOTAL LOT AREA:				N/A				27,118 SF/0.62 AC N/A				27,118 SF/0.62 AC 27,118 SF/0.62 AC INTERIOR LANDSCAPING AREA:		2,712 SF (10%)		4,665 SF (17%) 2,712 SF (10%)		4,665 SF (17%) 4,665 SF (17%) TREES:						7				7 7				7 7 SHRUBS:						11				54 11				54 54 PARKING LOT LANDSCAPING (27 SPACES) REQUIRED			PROVIDED PROVIDED PLANTING AREA:				300 SF			562 SF 300 SF			562 SF 562 SF TREES:						3				33				33

AutoCAD SHX Text
OPEN SPACE AREA

AutoCAD SHX Text
2" x 2" HARDWOOD STAKES

AutoCAD SHX Text
BALLED & BURLAPPED ROOT BALL

AutoCAD SHX Text
CUT AND REMOVE TOP 1/3 OF BURLAP

AutoCAD SHX Text
3" TO 4" DEPTH MULCH

AutoCAD SHX Text
CREATE SAUCER (MIN. 6")

AutoCAD SHX Text
FINISH GRADE

AutoCAD SHX Text
COMPACTED TOPSOIL MIX

AutoCAD SHX Text
UNDISTURBED SOIL

AutoCAD SHX Text
1'

AutoCAD SHX Text
1'

AutoCAD SHX Text
3' FOR A

AutoCAD SHX Text
5-7' CONIFER

AutoCAD SHX Text
3' MIN.

AutoCAD SHX Text
NOTES:

AutoCAD SHX Text
1.  DO NOT ALLOW AIR POCKETS TO FORM WHEN BACKFILLING

AutoCAD SHX Text
2.  DO NOT DAMAGE MAIN ROOTS OR DESTROY ROOT BALL WHEN INSTALLING TREE STAKE

AutoCAD SHX Text
3.  REMOVE TREE RINGS AND STAKES TWO YEARS AFTER INSTALLATION

AutoCAD SHX Text
4.  WATER TREE THOROUGHLY SUBSEQUENT TO INSTALLATION

AutoCAD SHX Text
%%uBALLED AND BURLAPPED

AutoCAD SHX Text
NOT TO SCALE

AutoCAD SHX Text
%%uCONIFEROUS TREE PLANTING DETAIL

AutoCAD SHX Text
FASTEN TREE TO STAKE WITH TREE RING (DOUBLE STRAND #12 GAUGE TWISTED WIRE & TWO PIECES OF 1/2" DIA. RUBBER HOSE)

AutoCAD SHX Text
CROWN OF ROOT BALL SHALL BEAR SAME RELATION TO FINISH GRADE AS IT BORE TO PREVIOUS GRADE

AutoCAD SHX Text
CITY OF LINCOLN PARK, MICHIGAN, MICHIGANMICHIGAN

AutoCAD SHX Text
3745 DIX HIGHWAY

AutoCAD SHX Text
LANDSCAPE PLAN

AutoCAD SHX Text
C7

AutoCAD SHX Text
8200-LAND

AutoCAD SHX Text
07/10/2017

AutoCAD SHX Text
UNOBSTRUCTED VIEW AREA

AutoCAD SHX Text
EXISTING GRADE

AutoCAD SHX Text
PROPOSED PINS @ 12' ON CENTER

AutoCAD SHX Text
NOT TO SCALE

AutoCAD SHX Text
PAINT WALL TO MATCH PROPOSED BUILDING COLOR.



AutoCAD SHX Text
C8



AutoCAD SHX Text
C9



AutoCAD SHX Text
C10







 

 

 



 

 

 

 

 

 

 



 

Site Plan Review - 1 of 19 

p l a n n i n g  r e v i e w 

1491 Southfield Road – American Renal Associates 

Site Plan Review 
 

Applicant Dr Rabih Bazzi 

Project American Renal Associates Lincoln Park Kidney Center 

Address 1491 Southfield 

Date August 8, 2017 

Request Site Plan Approval 

Recommendation Denial 
 
GENERAL 
All elements of the site plan shall be designed to take into account the site's topography, the size and type of plot, the 
character of adjoining property, and the traffic operations of adjacent streets. The site shall be developed so as not to impede 
the normal and orderly development or improvement of surrounding property for uses permitted in this Zoning Code. The site 
plan shall conform with all requirements of this Zoning Code, including those of the applicable zoning district(s). 

Project and Site Description 

Project History 

An incomplete site plan and application in were submitted in April 2016, proposing a Dialysis Center at 
the project site of 1491 Southfield Road. The materials were returned to the applicant with an annotated 
Lincoln Park Site Plan Review Checklist. On June 1, 2016, the applicant responded to the annotated 
checklist by noting that many of the requested items reflected existing conditions. It was communicated 
verbally to the applicant’s architect that the change in use required bringing the site into compliance 
with the current zoning code. A zoning verification letter was provided to the applicant along with a hard 
copy of the Development Standards in the Central Business District ordinance excerpt in a meeting on 
June 9, 2016. No further communication was received by the Planning Department throughout 2016.  

A revised, but still incomplete, site plan was submitted to the Building Department in March 2017. A 
revised and annotated Lincoln Park Site Plan Review Checklist was returned to the applicant, who 
directed the Planning Consultant to the new architect in charge of the project. The new architect 
requested a link to the Zoning Code on March 24, 2017; in an email dated March 27, 2017, the 
applicant’s architect was directed to the City’s zoning code and the specific provisions containing the 
landscaping standards, architectural standards, and access management standards to assist in the 
redevelopment of the site plan. 

Several revisions were apparently made to the site plan drawings in March, April, and May of 2017, 
without contact from the Planning Consultant. A demolition permit was requested in June 2017, 
triggering the Building Department to review the status of the project’s Planning approvals. As no 
further information had been provided to Planning since the previous incomplete site plan submission, 
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the applicant was provided with a memorandum explaining that the project is required by ordinance to 
undergo Site Plan Review. The memo, which is dated June 12, 2017, directs the applicant to the City’s 
architectural standards, access management standards, and the development standards which apply 
directly to the Central Business District. 

A full site plan set was submitted on June 20, 2017, which was substantially complete. At the 
applicant’s request to help accommodate state-level licensing procedures associated with the medical 
use, the Planning Consultant agreed to conduct a very preliminary review of the plans to see if the 
proposal conformed substantially to the City’s regulations and, if so, to try and facilitate concurrent 
demolition and approval. This preliminary review revealed substantial noncompliance with the 
architectural, access management, and landscaping standards. These noncompliant conditions were 
communicated to the applicant; however, a demolition permit was issued on June 29. 

A revised set of plans was presented to the Planning Commission for preliminary review on July 24, 
2017. The Planning Consultant report identified the specific discrepancies between the proposal and 
the ordinance requirements. The applicant has confirmed that no revisions to this plan set have been 
carried out or are anticipated since that meeting, and that the applicant desires to appear before the 
Planning Commission on August 16. Therefore, this final review is based upon that plan set. 

 

Project description 

The applicant proposes proposed to provide a shell for a new proposed dialysis medical office for the 
community of Lincoln Park, and separate storage for the physician’s use. The dialysis center portion will 
be 10,660 gross s.f. of which will support 25 outpatient stations, exam room, and support staff offices. 
Further, the applicant states the remaining portion of the building is divided into an egress corridor and 
two storage rooms for the doctor’s use only; these are 1,518 and 1,222 gross square feet.  

The site improvements will include restriping the existing one-way parking lot, to have stalls that are 
code compliant, a new dumpster enclosure is to be provided. The proposed medical office dialysis 
center will start with four (4) staff, and when fully operational there will be up to 15 to 17 staff. Hours of 
operation are from 5am to 6pm.   

This facility will serve residents outside the City of Lincoln Park. 

Site conditions 
 

 

 
 
Master Plan 

Future Land Use Classification 

 

Figure 1: Aerial View 
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Land Use and Zoning 

Intent; Desirable Uses and Elements 

The Lincoln Park Master Plan identifies Downtown Commercial as the appropriate land use category 
for this parcel. 

“The commercial heart of the City is found in the Downtown Commercial land use category. 
Restaurants, entertainment venues, and specialty retail stores should be the focus of this district. 
Businesses should welcome pedestrian traffic with attractive storefronts and outdoor seating. Parking 
for automobiles is ideally located on the street, behind buildings (shared parking lots), or in parking 
structures. Building in the downtown should project a strong “street presence,” with heights of two to 
three stories, detailed architecture, durable building materials, and minimal or zero front and side 
setbacks. The Downtown Commercial area includes a mix of land uses, including groundfloor retail 
and upper-floor office and residential uses, governed by specific design criteria to ensure 
compatibility.” – 2007 Comprehensive Plan 

The proposed use, Medical Office, is not specifically supported in the Future Land Uses described in 
the Master Plan.  

Zoning 

The property is zoned Central Business District. Medical Offices of up to 10,000 square feet are 
permitted in this district as a principal permitted use, and “uses similar to the principal permitted uses” 

are permitted after Special Approval.  

The applicant proposes a medical use of 10,660 square feet, with an additional 3,900 square feet of 
storage space to be used for physician operation the proposed clinic. The project therefore requires 
Special Land Use approval.  

 Proposed and Existing Uses 
Site CBD; medical office 
North ROW then MBD;  Figure 2: Zoning Map 
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East CBD; 
South CBD; 
West ROW then MBD;  

 

Dimensional Standards 

The dimensional requirements of the CBD district are described in the chart below. (§1294.32, except 
where noted.) 

 Required Provided Compliance 

Lot Width 30’ ~120’ Met 

Street Frontage 
(§1294.09) 

Shrubbery and low retaining walls 2 
½’ < height < 8’  

No shrubbery proposed 
at intersection 

Met 

Lot Area 3,000 16,800 Met 

Lot Coverage 100% max  Met 

Height 3 stories / 40’ 1 story / 22’ Met 

Setback – Front  0’ min  Met 

Setback – Sides  0’ min  Met 

Setback – Rear  0’ min  Met 
 
Items to be addressed 

None 
 

 

BUILDING DESIGN 
The building design shall relate to the surrounding environment in regard to texture, scale, mass, proportion, and color. High 
standards of construction and quality materials will be incorporated into the new development. In addition to following design 
guidelines adopted in specific district or sub-area plans, the building design shall meet the requirements of Section 1296.04, 
Standards for Architecture and Building Materials. 

Required Compliance 
• Building mass, height, bulk and width-to-height ratio within 50-150% of buildings 

within 500’ 
Not met, 
existing 

• Architectural variety 
• Similar materials and entrances to buildings within 500’  

Does not appear 
to be met. 

Applicant to 
provide 

documentation.  
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Required Compliance 
• Building materials: primarily natural products conveying permanence (brick, 

decorative masonry block, stone, or beveled wood siding) = 75% of each façade 
(industrial districts, 50% if facing ROW) – not met 

• 25% may be glass, exterior insulation finish systems (EIFS), vinyl, aluminum, or 
steel siding; or similar synthetic or highly-reflective materials (industrial districts 
not facing public streets or freeways, these and pre-cast concrete or plain 
masonry block) – not met 

• Natural colors (bright for decorative features only) - Met 

Not met, 
existing. EIFS 

has been 
protected by 

landscaping and 
guard rails 

below three feet 
from ground; 

aesthetic 
concerns 

remain 
• Façade: <100’ uninterrupted  (~130) 
• If >100’ = recesses, off-sets, angular forms, arches, colonnades, columns, 

pilasters, detailed trim, brick bands, contrasting courses of material, cornices or 
porches 

• All sides similar – not met  

Not met, 
existing 

• Windows: vertical, recessed, visually-obvious sills – not met, existing 
• Spaces between windows = columns, mullions, or material found elsewhere on 

the façade – met?  
• Front facades > 25% windows - Met 
• Size, shape, orientation, spacing to match buildings within 500’ – N/A 

Not met, 
existing 

• Main entrances: doors larger – met  
• Framing devices (overhangs, recesses, peaked roof forms, porches, arches, 

canopies, parapets, awnings, display windows, accent colors, tile work, moldings, 
pedestrian-scale lighting, distinctive door pulls) – transoms  

Met 

• Pitched / shingled roof forms – flat roof 
• Overhanging eaves with slope of 0.5 to 1  - no eaves  
• Rooflines >100’ = roof forms, parapets, cornice lines - none 
• Roof-top mechanical equipment screened by roof form. – no equipment shown 

Not met, 
existing 

 
§1280.05 DEVELOPMENT STANDARDS FOR THE CENTRAL BUSINESS DISTRICT 

(a) Building Entrances. All buildings shall have at least one public entrance that faces the street. 
Rear entrances are permitted only if there is a primary entrance from the main street. 
There is no entrance facing Southfield; this condition is existing. 
Doors measuring seven (7) and eight (8) feet high are strongly suggested. Doors measuring six 
(6) feet, eight (8) inches high shall have a glass transom with a minimum height of twelve (12) 
inches. 
Door measurements: 7’ x 8’. This condition is met 

(b) Facade Design. All building facades that face a street shall conform with the requirements of 
Section 1296.04, Standards for Architecture and Building Materials, and with the following 
design criteria: 
(1) Fenestration. All facades visible from the street must be glazed with transparent glass, with 

the following requirements:  
A. First floor: minimum sixty percent (60%) of facade, seventy percent (70%) maximum. 

45% fenestration; this condition is not met, existing 
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B. Second floor: minimum thirty percent (30%) of facade, sixty percent (60%) maximum. 
There is no second floor; this condition is not met, existing 

Glazing on first floor (retail space) to occur between two (2) feet, six (6) inches 
(minimum) and eight (8) feet (maximum) above sidewalk.  

Glazing occurs between 1’0” and 12’0” above sidewalk; this condition is 
not met, existing 

First floor height shall be twelve (12) foot minimum.  
This condition is met.  

Blank, windowless walls are prohibited. 
This condition is met. 

Vertical window orientation shall have a ratio of one (1) wide to two (2) high minimum, 
and shall be consistent with adjacent buildings. Each shutter to be mounted on either 
side of a window shall be equal to one-half (½) of the width and one (1) times the height. 

Ratio = 0.53; no shutters are proposed. This condition is met. 

(2) Building materials. Buildings are to be constructed from permanent materials that will 
weather handsomely over time, such as brick, stone, masonry, or other natural materials. 
Buildings with multiple storefronts shall be unified through the use of architecturally 
compatible materials, colors, details, awnings, signage, and lighting fixtures. 

The building is mostly constructed of EIFS, with glass accents; this condition is 
existing. 

(3) Exterior colors. Exterior colors shall be compatible with the colors on adjacent buildings, 
subject to review and approval by the Planning Commission. Proposed colors shall be 
specified on the site plan. Bright or fluorescent colors are prohibited. Samples of building 
materials and colors are required at the time of site plan review for review and approval of 
the Planning Commission. Site plan reviews may be tabled for lack of building samples. 

Applicant shall provide colors and samples for the Public Hearing. 
(c) Side or Rear Facade Design. Wherever a side or rear facade is visible from a public street, or if 

parking is located at the side or rear of a building, the facade shall be designed to create a 
pleasing appearance, in accordance with the following design criteria: 
(1) Materials and architectural features similar to those present on the front of the building shall 

be used on the side or rear facade. All visibly exposed sides of a building shall have an 
articulated base course and cornice. The base course shall align with either the kickplate or 
sill level of the first floor. The cornice shall terminate or cap the top of a building wall, and 
may project out horizontally from the vertical building wall plane and may be ornamented 
with moldings, brackets and other details. The middle section of a building may be 
horizontally divided at the floor, lintel, or sill level with belt or string courses. 

Materials and architectural features are similar, and similarly nonconforming. 
There is no base course or cornice. This condition is existing. 

(2) Waste receptacle and service areas shall be completely screened with a decorative 
masonry wall as approved by the Planning Commission. 
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Dumpster plan detail indicates screening on three sides along with a gate enclosure on 
the front (north side). Material detail has been noted on sheet A1.00. This condition is 
met. 

(3) Open areas shall be landscaped with lawn, ground cover, ornamental shrubs and trees. On 
every site involving new development or redevelopment, foundation plantings adjacent to 
the building shall be provided. The species and design shall meet the requirements of 
Section 1296.03, Landscaping Standards, of this Zoning Code. 
The applicant provides a Landscape plan, which is evaluated under “Landscaping, 
screening, and open space.”  

Foundation plantings adjacent to the building have been provided; this condition is met.  

(d) Awnings. Awnings shall be permitted on buildings as follows: 
(1) All awnings must be made from canvas fabric or similar water-proofed material, rather than 

metal, aluminum, plastic, or rigid fiberglass. 
(2) All awnings shall be attached directly to the building, rather than supported by columns or 

poles.  
(3) In buildings with multiple storefronts, compatible awnings should be used as a means of 

unifying the structure. 
Awnings are indicated on the elevation drawings and sheet A1.10. The applicant letter 
dated July 10, 2017 notes awning detail is provided on sheet A2.40, which we did not 
receive. 

(e) Lighting. These standards are addressed under “Lighting.” 
(f) Parking. These standards are addressed under “Parking.” 
(g) Landscaping. These standards are assessed under “Landscaping, Screening, and Open 

Space.” 
(h) Building Setback. Buildings shall be built at lot lines with no setbacks, or the average setback of 

other buildings on the block, as determined by the Planning Commission. 
This condition is met. 

(i) Building Height. The minimum height of all buildings shall be two (2) stories and twenty-eight 
(28) feet. Both stories shall contain habitable commercial, office, or residential space. 

The building height is 22’. It appears that the building is a single story. These 
conditions are existing. 

(j) Building Mass. Buildings located at gateways entering the Central Business District shall mark 
the transition into and out of the downtown in a distinct fashion, using massing, additional 
height, contrasting materials and architectural embellishments to obtain this effect. Buildings on 
corner lots shall be considered more significant structures, since they have at least two (2) front 
facades visibly exposed to the street. The Planning Commission may require additional height 
and architectural embellishments, such as corner towers, relating to their location. 

This building marks the gateway to the Central Business District from the west. 
No distinctive architectural features are proposed or existing. This condition is 
existing. There are decorative sconces and paint variation used to accent the 
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building.  
(k) Service Access. A service alley or designated loading space shall be reserved at the rear of the 

building. 
This item is addressed under “Loading and Unloading.”  

(l) Sidewalk Displays. Sidewalk displays shall be permitted directly in front of an establishment, 
provided at least five (5) feet of clearance is maintained along pedestrian circulation routes.  

No sidewalk displays are anticipated. This condition is not applicable. 

(m) Courtyards and Plazas. Exterior public and semi-public spaces, such as courtyards or plazas, 
shall be designed for function, to enhance surrounding buildings and provide amenities for 
users, in the form of textured paving, landscaping, lighting, street trees, benches, trash 
receptacles and other items of street furniture, as appropriate. Courtyards shall have 
recognizable edges defined on at least three (3) sides by buildings, walls, elements of 
landscaping, and elements of street furniture, in order to create a strong sense of enclosure.  

No courtyards or plazas are proposed. This condition is not applicable. 

(n) Mechanical Equipment. These standards are addressed under “Mechanical Equipment.” 

 
Items to be addressed 

� Overall, this proposal does not substantially comply with the City’s requirements for building design. 
Building bulk, materials, design features, roof form, and eaves do not comply with the standards. 
With the exception of a change in color, the applicant has proposed no features which attempt to 
bring the building into closer compliance.  

� This proposal also does not substantially comply with the City’s architectural standards for the 
Central Business District. Building entrance, glazing heights, materials, and architectural features 
do not comply with the standards. In particular, this building is required by ordinance to mark the 
gateway to the Central Business District to the west “in a distinct fashion.” Only foundation plantings 
have been proposed to attempt to bring the building into closer compliance.  

 

 

PRESERVATION OF SIGNIFICANT NATURAL FEATURES 
Judicious effort shall be used to preserve the integrity of the land, existing topography, and natural, historical, and architectural 
features as deemed in this Zoning Code, in particular flood hazard areas and wetlands designated/regulated by the Michigan 
Department of Environmental Quality, and, to a lesser extent, flood hazard areas and wetlands which are not regulated by the 
Department. 

No significant natural features remain on the site to be preserved. 

Items to be addressed 

None 
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SIDEWALKS, PEDESTRIAN AND BICYCLE CIRCULATION 
The arrangement of public or common ways for vehicular and pedestrian circulation shall be connected to existing or planned 
streets and sidewalks/ pedestrian or bicycle pathways in the area. There shall be provided a pedestrian circulation system 
which is separated from the vehicular circulation system. In order to ensure public safety, special pedestrian measures, such 
as crosswalks, crossing signals and other such facilities may be required in the vicinity of primary and secondary schools, 
playgrounds, local shopping areas, fast food/ service restaurants and other uses which generate a considerable amount of 
pedestrian or bicycle traffic. 

Sidewalks are present on the north, west, and south sides of the building. A 5’ path is provided to link 
the sidewalk along the front (north) side of the building to the main entrance, which is on the east side 
of the building. No bicycle parking is provided; this is reasonable in consideration of the intended use. 

Items to be addressed 

None 
 

 

PARKING 
The number and dimensions of off-street parking [spaces] shall be sufficient to meet the minimum required by this Zoning 
Code. However, where warranted by overlapping or shared parking arrangements, the Planning Commission may reduce the 
required number of parking spaces, as provided in this Zoning Code. 

Use Required Proposed Compliance 
Medical 
office 

Because of its adjacency to a municipal parking lot, 
this parcel does not carry parking requirements 

3 Met 

 
Medical offices require seven for every 1,000 sf of gross floor area. Per section 1290.01 (m), the 
applicant is exempt from off-street parking requirements.  

 

Items to be addressed 

None 
 

 

BARRIER-FREE ACCESS 
The site has been designed to provide barrier-free parking and pedestrian circulation. 

Required Spaces Required Barrier-Free Spaces 

Proposed 
Barrier-Free 

Spaces Compliance 
Because of its adjacency to a 

municipal parking lot, this parcel 
does not carry parking 

requirements 

Because of its adjacency to a 
municipal parking lot, this parcel 

does not carry parking 
requirements 

2 Met 
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Items to be addressed 

None 
 

 

LOADING 
All loading and unloading areas and outside storage areas, including refuse storage stations, shall be screened in accordance 
with this Zoning Code. 

Gross Floor 
Area 

Loading Spaces – 
Required 

Loading Spaces – 
Provided Compliance 

14,300 1 0 Not met 
 

One loading space has been indicated, measuring approximately 23.5’ by 7.5’ (standard 
loading space is 50’ by 10’). The City is not supportive of using Cleophus Parkway as a 
service access. The Planning Commission may reduce or waive the loading space 
required for a specific use, provided they determine that no good purpose would be 
served by providing the required loading space.  

 

Items to be addressed 

� One loading space has been indicated which measures approximately 35% of a standard loading 
space. The Planning Commission may reduce or waive the loading space provided the members 
determine that no good purpose would be served by providing the required loading space. 
 

 

ACCESS, DRIVEWAYS, AND VEHICULAR CIRCULATION 
Safe, convenient, uncongested, and well-defined vehicular and pedestrian circulation within and to the site shall be provided. 
Drives, streets, parking and other elements shall be designed to discourage through traffic, while promoting safe and efficient 
traffic operations within the site and at its access points. All driveways shall meet the design and construction standards of the 
City. Access to the site shall be designed to minimize conflicts with traffic on adjacent streets, particularly left turns into and 
from the site. For uses having frontage and/or access on a major traffic route, as defined in the City of Lincoln Park 
Comprehensive Development Plan, the number, design, and location of access driveways and other provisions for vehicular 
circulation shall comply with the provisions of Section 1290.10, Access Management Standards. 
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Required Provided Compliance 
• Single two-way driveway or pair of one-way 

driveways  
• Two-way: 25’ < throat width < 30’ (face to face of 

curb). One-way paired: each 20’ measured 
perpendicularly. May be separated by 10’ median; 
sidewalks shall be continued or maintained 

• 25’ radii; 30’ radii where daily truck traffic expected 
• Corner lots: one access point per street with >100’ 

frontage  
• If frontage >300’ and documented need (ITE), may 

allow additional access with design restrictions 
• If frontage >600’, max of 3 drives may be allowed; 

one with design restrictions 

• Single one-way driveway; this 
condition is existing 

• Curbs are not indicated on site 
plan in order to measure throat 
width 

• 25’ radius indicated on detail but 
not drawn on site plan 

 

The existing 
layout of the 
site provides 
a single one 
way 
driveway. 
The curbs 
and radius 
are existing.  

• Shared access: driveways along property lines, 
connecting parking lots, on-site frontage roads, rear 
service drives. Encouraged and may be required for 
sites within 1/4 mile of major intersections; having 
dual frontage; with <300’ frontage; with sight distance 
problems; along congested or accident-prone 
roadway segments  

• Connection to adjacent facilities may be required; site 
accommodation may be required for future 
connection to undeveloped adjacent property  

• Letters of agreement or access easements required 

 Applicant to 
supply 
consideration 
of shared 
access 

• Triangular unobstructed view areas: from corner of 
two ROWs, 25’ along each; from corner of ROW and 
driveway, 10’ along driveway and 5’ along ROW 

• Grass / groundcover only in 3’ strip abutting driveway 
and ROW 

• Trees permitted if trimmed between 30” and 6’ from 
ground level 

 Met 

• May require drive to be located on the far side of the 
property from congested intersections 

• >150’ from signalized intersection or 4-way stop, or 
right-turn-only at 75’ from intersection 

• >100’ otherwise  
• >200’ from centerline of I-75 access ramps 

~125’ from unsignalized 
intersection 

Met 

• Same side of street: Driveway spacing determined by 
speed limits in §1290.10 

• Across the street: Driveways directly aligned or >150’ 
offset (excludes right-turn-only) 

• Directional driveways, divided driveways, and 
deceleration tapers and/or by-pass lanes may be 
required by the Planning Commission where they will 
reduce congestion and accident potential 

~72’ separation along same side of 
street; this condition is existing 

Speed limit along Southfield has 
been indicated as 35 mph 

Not met 
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The proposal as presented does not meet the Access Management standards of 1290.10. The 
following provision of the Zoning Ordinance is available to the Planning Commissioners for 
consideration: 

 (4)   For expansion and/or redevelopment of existing sites where the Planning Commission determines that 
compliance with all the standards of this section is unreasonable, the standards shall be applied to the 
maximum extent possible. In such situations, suitable alternatives which substantially achieve the purpose of 
this section may be accepted by the Planning Commission, provided that the applicant demonstrates that all of 
the following apply: 

         A.   The size of the parcel is insufficient to meet the dimensional standards. 
         B.   The spacing of existing, adjacent driveways or environmental constraints prohibit adherence to the access 

standards at a reasonable cost. 
         C.   The use will generate less than five hundred (500) total vehicle trips per day or less than seventy-five (75) 

total vehicle trips in the peak hour of travel on the adjacent street, based on rates developed by the 
Institute of Transportation Engineers (ITE). 

         D.   There is no other reasonable means of access. 
 

Items to be addressed 

� Single one-way driveway and driveway spacing do not meet access management standards; these 
conditions are existing. Curbs and measurements are not indicated on site plan. Planning 
Commission to determine whether the proposal in the site plan represents application of the 
standards “to the maximum extent possible.” 

� The Southfield Freeway (M-39) is under the jurisdiction of the Michigan Department of 
Transportation. All permissions granted by the City of Lincoln Park for work in the right-of-way are 
contingent upon securing appropriate permits with that Department. 
 

 

EMERGENCY VEHICLE ACCESS 
All buildings or groups of buildings shall be arranged so as to permit necessary emergency vehicle access as required by the 
Fire Department and Police Department. 

Comments are pending from the Lincoln Park Fire Department. 

 

Items to be addressed 

� Comments from the Lincoln Park Fire Department are to be received and incorporated. 
 
 

 

STREETS 
All streets shall be developed in accordance with the City of Lincoln Park Subdivision Control Ordinance and construction 
standards, unless developed as a private road in accordance with the requirements of the City. 

No new streets are proposed. 
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Items to be addressed 

None 
 

 

LANDSCAPING, SCREENING, AND OPEN SPACE 
The landscape shall be preserved in its natural state, insofar as practical, by removing only those areas of vegetation or 
making those alterations to the topography which are reasonably necessary to develop the site in accordance with the 
requirements of this Zoning Code. Landscaping shall be preserved and/or provided to ensure that proposed uses will be 
adequately buffered from one another and from surrounding public and private property. Landscaping, landscape buffers, 
greenbelts, fencing, walls and other protective barriers shall be provided and designed in accordance with the provisions of 
Section 1296.03, Landscaping Standards. Recreation and open space areas shall be provided in all multiple-family residential 
and educational developments. 

 

 

 

 Required Proposed Compliance 

S
tre

et
 L

an
ds
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ng
 

Greenbelt, 10’ width minimum with 
groundcover 

2’-3’ greenbelt is existing along 
Southfield and Lafayette; 9’ 
greenbelt along Cleophus. 
Remaining space is sidewalk.  

Not 
applicable 

1 tree and 4 shrubs per 40’ of street frontage  
165’ Southfield + 145’ Lafayette + 165’ 
Cleophus = 475’ total = 12 trees and 48 
shrubs 

11 trees, 55 shrubs or 
ornamental grasses.  

To be 
considered 
by Planning 
Commission 

Where headlights from parked vehicles will 
shine into the ROW, may require a totally 
obscuring hedge 

 Not 
applicable 

In
te

rio
r L

an
ds

ca
pi

ng
 

10% of total lot area landscaped, including 
groundcover  
(~25,000 sf *0.1) = 2500 sf landscaping 

The existing building covers 
approximately 81% of the lot, 
leaving only 19% of the site to 
accommodate parking, loading, 
landscaping, and waste. 
Planning commission to 
consider the tradeoff in space 
among these elements. 
Landscaping is not currently 
provided. 

To be 
considered 
by Planning 
Commission Interior landscaping to be grouped near 

entrances, foundations, walkways, service 
areas 
1 tree per 400 sf of required landscaping and 
1 shrub per 125 sf of required landscaping  

P
ar

k
in

g 
L

t 1 deciduous or ornamental tree per 10 parking 
spaces  

 Not 
applicable 
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 Required Proposed Compliance 
100 sf of planting area per tree  Not 

applicable 

S
cr

ee
ni

ng
 Waste receptacle: Decorative masonry wall of 

at least 6’ with solid or impervious gate 
 Met 

 

Landscaping is limited by space available on the site. In particular, interior landscaping is not 
provided and would be difficult to do so, while parking lot landscaping requirements are tied to 
minimum required parking spaces which are not applicable to this project. Applicant has made 
a good faith effort to meet the street landscaping requirements. Planning commission 
consideration is requested.  

 

Items to be addressed 

� Planning commission to consider whether 7 additional shrubs is an acceptable substitute for one 
street landscaping tree 

� Planning commission to consider waiving interior landscaping requirements due to existing lot 
coverage and competing needs for the remaining open space 

 

 

SOIL EROSION CONTROL 
The site shall have adequate lateral support so as to ensure that there will be no erosion of soil or other material. The final 
determination as to adequacy of, or need for, lateral support shall be made by the Building Superintendent or City Engineer. 

Soil erosion control measures are under the jurisdiction of Wayne County and shall comply with 
applicable standards. 

 

Items to be addressed 

� Applicant to comply with all soil erosion control measures and permits as issued by Wayne County. 
 

 

UTILITIES 
Public water and sewer facilities shall be available or shall be provided for by the developer as part of the site development, 
where such systems are available. 

Public water and sewer utilities are available on site. 
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Items to be addressed 

None 
 

 

STORMWATER MANAGEMENT 
Appropriate measures shall be taken to ensure that removal of surface waters will not adversely affect neighboring properties 
or the public storm drainage system. Provisions shall be made to accommodate stormwater which complements the natural 
drainage patterns and wetlands, prevent erosion and the formation of dust. Sharing of stormwater facilities with adjacent 
properties shall be encouraged. The use of detention/ retention ponds may be required. Surface water on all paved areas shall 
be collected at intervals so that it will not obstruct the flow of vehicular or pedestrian traffic or create standing water. 

Stormwater management provisions are addressed in Engineering Review. 

 

Items to be addressed 

� Applicant to work with City Engineer to ensure that stormwater systems are appropriately permitted 
by the City and/or County. 

 
 

 

LIGHTING 
Exterior lighting shall be arranged so that it is deflected away from adjacent properties and so that it does not impede the 
vision of traffic along adjacent streets. Flashing or intermittent lights shall not be permitted. 

Development Standards for the Central Business District:  
   (e)   Lighting. Exterior lighting must be placed and shielded so as to direct the light onto the site and away from 
adjoining properties. The lighting source shall not be directly visible from adjoining properties. Floodlights, wall 
pack units, other types of unshielded lights, and lights where the lens is visible outside of the light fixture, shall be 
prohibited, except where historic-style lighting is used that is compatible with existing historic-style lamps approved 
by the Planning Commission. 
   Sidewalks and parking areas shall be properly lit to facilitate the safe movement of pedestrians and vehicles and 
provide a secure environment. In parking areas, the light intensity shall average a minimum of one (1)-foot candle, 
measured five (5) feet above the surface. In pedestrian areas, the light intensity shall average a minimum of two (2)-
foot candles, measured five (5) feet above the surface. 

 

No detail has been provided regarding exterior lighting facilities to determine its type, shielding, and 
direction.  

Photometric plan has been provided, showing light intensity averages which conform to the ordinance. 

 

Items to be addressed 

� Applicant to provide lighting fixture detail showing type, shielding, and direction  
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NOISE 
The site has been designed, buildings so arranged, and activities/equipment programmed to minimize the emission of noise, 
particularly for sites adjacent to residential districts. 

No adverse noise impacts are expected to be associated with this development. 

 

Items to be addressed 

None 
 

 

MECHANICAL EQUIPMENT 
Mechanical equipment, both roof and ground mounted, shall be screened in accordance with the requirements of this Zoning 
Code. 

No mechanical equipment or screening is shown. Applicant to confirm that no mechanical equipment 
will be visible on the roof or the ground. 

 

Items to be addressed 

� Applicant to confirm that no mechanical equipment will be visible on the roof or on the ground.  

 

 

SIGNS 
Signs are reviewed by the Building Department 

 

Items to be addressed 

� Appropriate sign permits to be secured from the City of Lincoln Park Building Department  
 

 

HAZARDOUS MATERIALS OR WASTE 
For businesses utilizing, storing or handling hazardous material such as automobile service and automobile repair stations, dry 
cleaning plants, metal plating industries, and other industrial uses, documentation of compliance with state and federal 
requirements shall be provided. 

Documentation of compliance with all County, State, and Federal requirements regarding biowaste or 
other hazardous or sensitive materials shall be provided. 

 

Items to be addressed 
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� Applicant to provide documentation of compliance with all County, State, and Federal requirements 
regarding biowaste or other hazardous or sensitive materials. 

 
 

 

SITE DESIGN STANDARDS FOR USES PERMITTED AFTER SPECIAL APPROVAL 
All applicable standards for uses permitted after special approval are met. 

There are no additional site design standards associated with this use. 

 

Items to be addressed 

None 
 

 

OTHER AGENCY REVIEWS 
The applicant has provided documentation of compliance with other appropriate agency review standards, including, but not 
limited to, the Michigan Department of Natural Resources, Michigan Department of Environmental Quality, Michigan 
Department of Transportation, Wayne County Drain Commission, Wayne County Health Department, and other federal and 
state agencies, as applicable. 

 

Items to be addressed 

� Applicant to secure all appropriate permits from the Michigan Department of Transportation (M-39), 
Wayne County Drain Commission (stormwater), State and County health authorities, and agencies 
as applicable. 

 

 

VARIANCES 
No variances are anticipated in association with this project. 

 

Items to be addressed 

None 
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RECOMMENDATIONS 

Findings 

As presented here, this proposal does not substantially comply with the provisions of Section 1296.01 
of the Lincoln Park Zoning Code, Site Plan Approval Criteria. Specifically, the provisions of 1296.04, 
Standards for Architecture and Building Materials, as well as 1280.05, Development Standards in the 
Central Business District, have not been accommodated.  

 

Conditions and Waivers 

� Overall, this proposal does not substantially comply with the City’s requirements for building design. 
Building bulk, materials, design features, roof form, and eaves do not comply with the standards. 
With the exception of a change in color, the applicant has proposed no features which attempt to 
bring the building into closer compliance.  

� This proposal also does not substantially comply with the City’s architectural standards for the 
Central Business District. Building entrance, glazing heights, materials, and architectural features 
do not comply with the standards. In particular, this building is required by ordinance to mark the 
gateway to the Central Business District to the west “in a distinct fashion.” Only foundation plantings 
have been proposed to attempt to bring the building into closer compliance.  

� Planning commission to consider whether 7 additional shrubs is an acceptable substitute for one 
street landscaping tree 

� Planning commission to consider waiving interior landscaping requirements due to existing lot 
coverage and competing needs for the remaining open space 

� One loading space has been indicated which measures approximately 35% of a standard loading 
space. The Planning Commission may reduce or waive the loading space provided the members 
determine that no good purpose would be served by providing the required loading space. 

� Single one-way driveway and driveway spacing do not meet access management standards; these 
conditions are existing. Curbs and measurements are not indicated on site plan. Planning 
Commission to determine whether the proposal in the site plan represents application of the 
standards “to the maximum extent possible.” 

� Applicant to provide lighting fixture detail showing type, shielding, and direction  
� Applicant to confirm that no mechanical equipment will be visible on the roof or on the ground.  
� Comments from the Lincoln Park Fire Department are to be received and incorporated. 
� Appropriate sign permits to be secured from the City of Lincoln Park Building Department  
� Applicant to work with City Engineer to ensure that stormwater systems are appropriately permitted 

by the City and/or County. 
� Applicant to comply with all soil erosion control measures and permits as issued by Wayne County. 
� The Southfield Freeway (M-39) is under the jurisdiction of the Michigan Department of 

Transportation. All permissions granted by the City of Lincoln Park for work in the right-of-way are 
contingent upon securing appropriate permits with that Department. 
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� Applicant to provide documentation of compliance with all County, State, and Federal requirements 
regarding biowaste or other hazardous or sensitive materials. 
 

Recommendations 

As presented, it is recommended that the Lincoln Park Planning Commission deny this request for Site 
Plan Approval.  

The Planning Commission may choose to table this decision pending the submission and evaluation of 
a revised site plan which demonstrates greater conformity with the provisions of the Lincoln Park 
Zoning Code. In this instance, it is recognized that the applicant will bear all costs of resubmission and 
re-evaluation, and that the Planning Commission (rather than the administrative body) will make the 
final determination of approval. 
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August 11, 2017 

 

Ms. Leah DuMouchel, AICP 

Beckett & Raeder, Inc. 

535 West William St. Suite 101 

Ann Arbor, MI, 48103-4978 

 

Re:   ARA Kidney Center 

 1491 Southfield Road 

 City of Lincoln Park, MI 

Hennessey Project 72089 

   

 

Dear Ms. DuMouchel: 

 

Hennessey Engineers, Inc., completed our review of the Preliminary Plan based on the plan submittal 

date July 10, 2017, and received via email from you. 

 

The proposed development is a 10,660 square foot medical center on Southfield Road with proposed 

new water service from Cleophus Parkway.  All other utilities are existing. 

 

Listed below are some comments that will need to be addressed during the detailed engineering 

submittal and prior to start of any construction which should not affect the Preliminary Plan approval: 

 

GENERAL 

1. Soouthfield is under the jurisdiction of Wayne County.  Any work proposed in the Southfield 

Right of Way will require Wayne County approval and permit. 

2. There are some parking lot repairs being proposed.  We will review this during the detailed 

engineering review. 

3. There is a new dumpster proposed at the southeast corner of the site.  We will review this 

during the detailed engineering review. 

4. A site grading plan will be required if there will be any changes in the elevation of the parking lot 

improvements. We will review this during the detailed engineering review.   

5. A plans show  

6. The plans are showing the water service tying into the existing 6” water main in the Cleophus of 

right of way south of the site.  Hennessey Engineers is working with the City to install a larger 

water main in this area to service the site.   
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detailed engineering review.  The alley will need to be sawcut and replaced as directed by the  

engineer and the City.  If the storm structure is in poor condition it may be required to be 

reconstructed.  This will be determined by the engineer and the City. 

7. Other than the water sewer, all other utilities are existing and will be reused. 

8. The removal and replacement of the drive approach on Cheophus will be as directed by the 

engineer and must be in accordance with the City standards. 

9. The City will require any broken, cracked or deteriorated sidewalks on this site to be removed 

and replaced.  The City will determine the sidewalk areas to be removed and replaced. 

10. The City will require any broken, cracked or deteriorated drive approaches that will remain on 

this site to be removed and replaced.  The City will determine the drive approach areas to be 

removed and replaced. 

11. The City will require any broken, cracked or deteriorated asphalt pavement that will remain on 

this site to be removed and replaced.  The City will determine the asphalt pavement areas to be 

removed and replaced. 

 

The comments listed above will be required to be addressed in the detailed engineering review.  From 

an engineering feasibility our office does not have any issues with the approval of the Preliminary Site 

Plan submittal.  Therefore, from the engineering feasibility review it would be our recommendation for 

the “approval” of the Preliminary Site Plan.  This is not a detailed engineering review or approval.  Once 

the Planning Commission approves the Site Plan the engineer shall submit 3 sets of signed and sealed 

plans and a cost estimate to our office for detailed engineering review.  An escrow account will need to 

be established for the detailed engineering review and construction inspection, test and management.  

Prior to any start of construction the plans must approved by our office.   

 

If you have any questions, please do not hesitate to contact me. 

 

Sincerely, 

 

 

 

 
James D. Hollandsworth, P.E., P.S. 

Lincoln Park Project Manager 

 

JDH/bd 

 

cc: John Kozuh, DPW Director, City of Lincoln Park 

John J. Hennessey, Hennessey Engineers, Inc. 

 Ryan Kern, Hennessey Engineers, Inc. 
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8/11/2017 Mail - ldumouchel@bria2.com

https://outlook.office.com/owa/?realm=bulut.center&path=/mail/inbox 1/1

RE: 1491 Southfield: Request for Planning Review Comments

Leah: Again , I don't see anything other than any sidewalks, cb's ,saniatry mh's that could use some attention / replacements
because of condition issues. Did not see any thing about their water needs? 

John Kozuh 
DPS Director, 
City of Lincoln Park 
313 386-9000 ext. 2703 
________________________________________ 
From: Leah DuMouchel [ldumouchel@bria2.com] 
Sent: Wednesday, August 09, 2017 8:52 AM 
To: John Kozuh; jdhollandsworth457@gmail.com; Fire Chief; Ray Watters; Krystina Erdos 
Cc: Matthew Coppler; Giles Tucker; John Meyers 
Subject: 1491 Southfield: Request for Planning Review Comments 

Hello! Please find attached a proposed site plan for 1491 Southfield Road, American Renal Associates. This email serves as a
request for comment from your department on the proposal. As mentioned in my email yesterday, this is one of two sites which
are under a compressed timeframe for review. So, comments would be wildly appreciated by the end of the day today if possible,
or tomorrow. The second plan set will follow shortly. Thank you! 

Leah DuMouchel, AICP 
Senior Associate 

Beckett&Raeder, Inc. 
Making Great Places for over 50 Years 

535 West William St Suite 101 
Ann Arbor, MI 48103 

Office: 734.663.2622 

Direct Line: 734.239.6616 

Petoskey, MI   231.347.2523 
Traverse City, MI   231.933.8400 
Toledo, OH   419.242.3428 

Please visit us at www.bria2.com<http://www.bria2.com/> 

<http://www.bria2.com/> 
<http://www.bria2.com/> 

John Kozuh <JKozuh@citylp.com>
Fri 8/11/2017 10:42 AM

To:Leah DuMouchel <ldumouchel@bria2.com>;

http://www.bria2.com/
http://www.bria2.com/
http://www.bria2.com/
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1. CONTRACTOR SHALL USE THIS PLAN TO PREPARE THE AVAILABLE TENANT

SPACE FOR A FUTURE TENANT (FUTURE TENANT IMPROVEMENT SHALL BE

PERMITTED AND CONSTRUCTED BY OTHERS)

2. CONTRACTOR SHALL VERIFY ALL DIMENSIONS IN THE FIELD AND REPORT

ANY DISCREPANCIES TO THE ARCHITECT.  DIMENSIONS ARE FACE TO FACE

(NOMINAL) OF FINISH MATERIAL, UNLESS NOTED OTHERWISE.

3. CONTRACTOR IS RESPONSIBLE FOR THE REMOVAL AND RECYCLING /

DISPOSAL OF ALL CONSTRUCTION DEBRIS. (SEE SPECIFICATIONS MANUAL

FOR MORE INFORMATION)

4. CONTRACTOR IS RESPONSIBLE FOR COORDINATING ALL CONSTRUCTION

ACTIVITIES AS WELL AS SCHEDULING AND COORDINATING PROJECT

PHASING.

5. ALL INTERIOR DOOR FRAMES SHALL BE SET 3" FROM PERPENDICULAR

WALL AT HINGE SIDE OF DOOR UNLESS NOTED OTHERWISE.

6. ALL WOOD BLOCKING AND PLYWOOD THROUGHOUT TENANT SPACE TO BE

FIRE RETARDANT, TREATED AND FACTORY STAMPED.

7. DENS ARMOR PLUS WALLBOARD SHALL BE USED IN WET AREAS INCLUDING

BEHIND ALL FRP PANELING, PLYWOOD, CERAMIC TILE, DIALYSIS

COUNTERS, SINKS, AS WELL AS WHERE NOTED ELSEWHERE ON PLANS.

8. ALL PENETRATIONS THROUGH EXISTING RATED ASSEMBLIES SHALL BE

FIRE CAULKED AND RATED PER CODE TO MAINTAIN EXISTING ASSEMBLY'S

ORIGINAL CONSTRUCTION RATING. TYPICAL THROUGHOUT TENANT

BUILD-OUT AREA.

9. CONTRACTOR SHALL LOCATE AND INSTALL ALL FIRE EXTINGUISHERS

REQUIRED BY APPLICABLE CODES AT ALL EXITS AND NEAR NURSE

STATION.  COORDINATE LOCATION WITH OWNER AND VERIFY WITH LOCAL

FIRE MARSHAL OR AUTHORITY HAVING JURISDICTION (AHJ).

10. ALL SMOKE PARITIONS SHALL BE COMPLETELY SEALED FOR SMOKE AT

TOP AND BOTTOM, AND AT ALL PENETRATIONS.  CONTRACTOR SHALL

VERIFY CONSTRUCTION OF ANY EXISTING WALLS TO REMAIN THAT ARE

DENOTED AS SMOKE PARTITIONS AND UPGRADE CONSTRUCTION AS

NECESSARY TO PREVENT THE PASSAGE OF SMOKE.

11. ALL SMOKE PARTITIONS AND 1 HOUR RATED WALLS SHALL RECEIVE

STENCILS AS NOTED ON SHEET A6.0.

GENERAL NOTES

SYMBOL LEGEND

O.F.I.C.

*

FD

ROOM

NAME

XXX

- ROOM NAME / NUMBER

- REVISION REFERENCE

MARK

- DOOR REFERENCE MARK

- EXISTING DOOR REFERENCE

MARK

ELEVATION DETAIL SYMBOL

- ELEVATION DETAIL NUMBER

- ELEVATION NUMBER SHEET

SECTION DETAIL SYMBOL

- DETAIL NUMBER

- SHEET NUMBER

ENLARGED DETAIL SYMBOL

- DETAIL NUMBER

- SHEET NUMBER

- PARTITION TYPE SYMBOL

(SEE SHEET A6.0)

- 1 HR FIRE/SMOKE BARRIER

- SMOKE PARTITION

- 1 HOUR FIRE BARRIER

- FLOOR DRAIN

- FLOOR SINK

- OWNER FURNISHED, INSTALLED

BY CONTRACTOR

- BRACKET MOUNTED FIRE

EXTINGUISHER

- SEMI-RECESSED FIRE

EXTINGUISHER CABINET

- DENOTES FIRE RATED DOOR

AND FRAME ASSEMBLY

- WALL SCONCE

- NOT IN CONTRACT

- AUTOMATIC DOOR OPERATOR

PUSH PAD

- FIRE ALARM CONTROL PANEL

- FIRE ALARM ANNUNCIATOR

PANEL

- SECURITY PANEL

- WINDOW FRAME TAG, SEE 

SHEET A2.6

NIC

(NOT ALL SYMBOLS NECESSARILY USED)

X

XX

X

AXXX

X

AXXX

XXX

X

X

X

FE

FEC

FAAP

FACP

E

X

.

X

AXXX

WX

SEC

FS

WS
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SCALE:

2

SOUTH EXTERIOR BUILDING ELEVATION

3/16"=1'-0"

SCALE:

1

EAST EXTERIOR BUILDING ELEVATION

3/16"=1'-0"

NEW THERMALLY BROKEN

ALUMINUM STOREFRONT

FRAMING WITH DOUBLE PANED,

TINTED, LOW-E GLAZING IN

EXISTING OPENING

EXISTING PRECAST

CONCRETE SILL

DECORATIVE

WALL SCONCE

NEW CLOTH AWNING

BUILDING

BEYOND

THERMALLY BROKEN

ALUMINUM/GLASS DOOR

PRE-FINISHED INSULATED

METAL PANEL BELOW

MULLION TO MATCH

STOREFRONT COLOR (TYP.)

EXISTING COPING -

CONTRACTOR SHALL PAINT

EXISTING COPING WITH COLOR

AS SPECIFIED

EMERGENCY LIGHTS
EXTEND EXISTING GUARD RAILS

FOR VEHICULAR PROTECTION,

SEE DETAIL #8 ON SHEET A1.10

NEW GUARD RAILS, SEE DETAIL #8

ON SHEET A1.10

1
4

'
-
7

"

EXISTING ALUMINUM

STOREFRONT/DOOR

NEW CLOTH AWNING, SEE SECTION

DETAIL ON SHEET A1.10

EXTEND EXISTING GUARD RAILS TO CORNER OF

BUILDING FOR VEHICULAR PROTECTION. GUARD

RAIL SHALL SLOPE DOWN, PARALLEL TO

SIDEWALK. SEE DETAIL #8 ON SHEET A1.10

REPAINT EXISTING

EIFS WITH NATURAL

PLEASING COLORS

REPAINT EXISTING

EIFS WITH NATURAL

PLEASING COLORS

EXISTING CEMENTITIOUS

PLASTER

9'-1 3/4" APPROX.

LENGTH OF CEMENTITIOUS PLASTER BELOW STOREFRONT

70'-5"

APPROXIMATE LENGTH OF EIFS, WILL BE PROTECTED BY SHRUB/LANDSCAPING

43'-9"

APPROXIMATE LENGTH OF EIFS, WILL BE PROTECTED BY SHRUB/LANDSCAPING

38'-11"

APPROXIMATE LENGTH OF EIFS, WILL BE PROTECTED BY GUARDRAIL

31'-9 1/2"

APPROXIMATE LENGTH OF EIFS, WILL BE PROTECTED BY GUARDRAIL
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REPAINT EXISTING

EIFS WITH NATURAL

PLEASING COLORS

SCALE:

2

NORTH EXTERIOR BUILDING ELEVATION

3/16"=1'-0"

SCALE:

1

WEST EXTERIOR BUILDING ELEVATION

3/16"=1'-0"

NEW THERMALLY BROKEN

ALUMINUM STOREFRONT

FRAMING WITH DOUBLE PANED,

TINTED, LOW-E GLAZING IN

EXISTING OPENING

NEW THERMALLY BROKEN

ALUMINUM STOREFRONT

FRAMING WITH DOUBLE PANED,

TINTED, LOW-E GLAZING IN

EXISTING OPENING

REPAINT EXISTING

EIFS WITH NATURAL

PLEASING COLORS

PRE-FINISHED INSULATED

METAL PANEL BELOW

MULLION TO MATCH

STOREFRONT COLOR (TYP.)

PRE-FINISHED INSULATED

METAL PANEL BELOW

MULLION TO MATCH

STOREFRONT COLOR (TYP.)

DECORATIVE

WALL SCONCE

NEW GUARD RAILS,

SEE DETAIL #8 ON

SHEET A1.10

NEW BOLLARDS

FOR PROTECTION

FROM VEHICULAR

TRAFFIC

EXISTING COPING -

CONTRACTOR SHALL PAINT

EXISTING COPING WITH COLOR

AS SPECIFIED

AREA OF SIGNAGE, SEE

SIGNAGE PACKAGE FOR MORE

INFORMATION

AREA OF SIGNAGE, SEE

SIGNAGE PACKAGE FOR MORE

INFORMATION

NEW BOLLARDS FOR PROTECTION

FROM VEHICULAR TRAFFIC

EXISTING PRECAST

CONCRETE SILL

EXISTING CEMENTITIOUS

PLASTER

25'-0"

LENGTH OF CEMENTITIOUS PLASTER BELOW STOREFRONT

130'-0"

LENGTH OF CEMENTITIOUS PLASTER BELOW STOREFRONT

EXISTING PRECAST

CONCRETE SILL

EXISTING CEMENTITIOUS

PLASTER

86'-8"

APPROXIMATE LENGTH OF EIFS, WILL BE PROTECTED BY SHRUB/LANDSCAPING
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CONTRACTORS PLEASE NOTE :
EXISTING PROJECT CONDITIONS, AS THEY APPEAR ON THESE
DRAWINGS, SUCH AS ARCHITECTURAL AND STRUCTURAL BUILDING
COMPONENTS, MECHANICAL AND ELECTRICAL EQUIPMENT, PIPING,
DUCTWORK, ROUGH-INS AND OTHER MISCELLANEOUS CONSTRUCTION,
HAVE BEEN GATHERED AND TRANSFERRED FROM PREVIOUS
CONSTRUCTION DRAWINGS.  WHILE SUCH INFORMATION HAS BEEN
COLLECTED AND INTERPRETED WITH REASONABLE CARE, THE
ARCHITECT AND ENGINEER DO NOT ASSUME ANY EXPRESSED OR
IMPLIED GUARANTEE THAT CONDITIONS SO INDICATED ARE ENTIRELY
COMPLETE, CORRECT AND REPRESENTATIVE OF THOSE ACTUALLY
EXISTING. ALL CONTRACTORS SHALL PROVE TO THEMSELVES AS TO ALL
EXISTING CONDITIONS PRIOR TO BIDDING, AND VERIFY ALL DIMENSIONS
AT THE SITE.
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SCALE:2 SOUTH EXTERIOR BUILDING ELEVATION
3/16"=1'-0"

SCALE:1 EAST EXTERIOR BUILDING ELEVATION
3/16"=1'-0"

NEW THERMALLY BROKEN
ALUMINUM STOREFRONT
FRAMING WITH DOUBLE PANED,
TINTED, LOW-E GLAZING IN
EXISTING OPENING

EXISTING PRECAST
CONCRETE SILL

DECORATIVE
WALL SCONCE

NEW CLOTH AWNING

BUILDING
BEYOND

THERMALLY BROKEN
ALUMINUM/GLASS DOOR

PRE-FINISHED INSULATED
METAL PANEL BELOW
MULLION TO MATCH
STOREFRONT COLOR (TYP.)

EXISTING COPING -
CONTRACTOR SHALL PAINT
EXISTING COPING WITH COLOR
AS SPECIFIED

EMERGENCY LIGHTSEXTEND EXISTING GUARD RAILS
FOR VEHICULAR PROTECTION,
SEE DETAIL #8 ON SHEET A1.10

NEW GUARD RAILS, SEE DETAIL #8
ON SHEET A1.10

14
'-7

"

EXISTING ALUMINUM
STOREFRONT/DOOR

NEW CLOTH AWNING, SEE SECTION
DETAIL ON SHEET A1.10

EXTEND EXISTING GUARD RAILS TO CORNER OF
BUILDING FOR VEHICULAR PROTECTION. GUARD
RAIL SHALL SLOPE DOWN, PARALLEL TO
SIDEWALK. SEE DETAIL #8 ON SHEET A1.10

REPAINT EXISTING
EIFS WITH NATURAL
PLEASING COLORS

REPAINT EXISTING
EIFS WITH NATURAL
PLEASING COLORS

EXISTING CEMENTITIOUS
PLASTER9'-1 3/4" APPROX.

LENGTH OF CEMENTITIOUS PLASTER BELOW STOREFRONT

70'-5"
APPROXIMATE LENGTH OF EIFS, WILL BE PROTECTED BY SHRUB/LANDSCAPING

43'-9"
APPROXIMATE LENGTH OF EIFS, WILL BE PROTECTED BY SHRUB/LANDSCAPING

38'-11"
APPROXIMATE LENGTH OF EIFS, WILL BE PROTECTED BY GUARDRAIL

31'-9 1/2"
APPROXIMATE LENGTH OF EIFS, WILL BE PROTECTED BY GUARDRAIL
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REPAINT EXISTING
EIFS WITH NATURAL
PLEASING COLORS

SCALE:2 NORTH EXTERIOR BUILDING ELEVATION
3/16"=1'-0"

SCALE:1 WEST EXTERIOR BUILDING ELEVATION
3/16"=1'-0"

NEW THERMALLY BROKEN
ALUMINUM STOREFRONT
FRAMING WITH DOUBLE PANED,
TINTED, LOW-E GLAZING IN
EXISTING OPENING

NEW THERMALLY BROKEN
ALUMINUM STOREFRONT
FRAMING WITH DOUBLE PANED,
TINTED, LOW-E GLAZING IN
EXISTING OPENING

REPAINT EXISTING
EIFS WITH NATURAL
PLEASING COLORS

PRE-FINISHED INSULATED
METAL PANEL BELOW
MULLION TO MATCH
STOREFRONT COLOR (TYP.)

PRE-FINISHED INSULATED
METAL PANEL BELOW
MULLION TO MATCH
STOREFRONT COLOR (TYP.)

DECORATIVE
WALL SCONCE

NEW GUARD RAILS,
SEE DETAIL #8 ON
SHEET A1.10

NEW BOLLARDS
FOR PROTECTION
FROM VEHICULAR
TRAFFIC

EXISTING COPING -
CONTRACTOR SHALL PAINT
EXISTING COPING WITH COLOR
AS SPECIFIED

AREA OF SIGNAGE, SEE
SIGNAGE PACKAGE FOR MORE
INFORMATION

AREA OF SIGNAGE, SEE
SIGNAGE PACKAGE FOR MORE
INFORMATION

NEW BOLLARDS FOR PROTECTION
FROM VEHICULAR TRAFFIC

EXISTING PRECAST
CONCRETE SILL

EXISTING CEMENTITIOUS
PLASTER

25'-0"
LENGTH OF CEMENTITIOUS PLASTER BELOW STOREFRONT

130'-0"
LENGTH OF CEMENTITIOUS PLASTER BELOW STOREFRONT

EXISTING PRECAST
CONCRETE SILL

EXISTING CEMENTITIOUS
PLASTER

86'-8"
APPROXIMATE LENGTH OF EIFS, WILL BE PROTECTED BY SHRUB/LANDSCAPING
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cmpartners 
ARCHITECTS LLC 

 
28 West Adams Ste 1400 
Detroit, Michigan  48226 

 
tel:  313-234-8700 
fax: 313-234-8704 

 

August 8, 2017                                                                                
   
Ref:   Conditional ReZoning of the former St. Henry Parish Property 
         1358 Council, Lincoln Park, Michigan 

In response to the Planning Report as it relates to the Conditional Rezoning request of the subject property 
located at 1358 Council, Lincoln Park, Mi., we offer the following: 

The subject property will conform to the ordinance requirements of the MBE zoning requested for this subject 
property.   

1.  The Owner (Archdiocese of Detroit) has provided the requested Affidavit giving consent to the Conditional 
Rezoning Request. 

2. The Petitioner states that Lavina Center, the proposed future name of the subject property, will act as a 
Private Club. The Offices, attached thereto will be used by the Lavinia Center Management Staff as well as 
support several independent sole proprietorship-type Lessees.  A Real Estate consultant has been engaged to 
secure interest in the Office Leases.  The types of businesses are to include, Attorneys, Insurance Brokers, 
and Financial Planners, among others.  

3. The Lavinia Center will be open seven days per week for structured events such as weddings, banquets, 
community forums, etc. It will be available as a  community resource for a host of events. Examples include 
non profit and charity events like the Parkinsons Run and others seeking space.  Initially a warming kitchen 
will be provided. A full service kitchen will considered at a later date.  Please reference the attached furniture 
plan providing the banquet layout. 

4.  All parking for the Lavinia Center will be in the existing rear lot. The eastern door to the Center will act as 
the on site drop off and pick up. No drop off will occur on Council Street. The former Church Front will act as 
an emergency egress only. 

It is the intent of the Petitioner to invest approximately $500,000.00 of improvement into the facility.  This 
would include additional toilet rooms, a new roof, architectural finish upgrades, ordinance compliant 
perimeter fencing, site and parking lot improvements, a warming kitchen, and interior renovation of the 
Office Building.  

If you should have any questions, please call.  

Respectfully submitted, 

 

Mary C. McCormick, Principal    
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cmpartners        28 West Adams Ste 1400    tel:  313-234-8700 
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Case No.

Date Submitted

City of Lincoln Park
APPLICATION FOR SITE PLAN REWEW

NOTICE TO APPLICANT: Applications for Site PIan Review by the Planning Commission must be
submitted to the City in substantially complete form at least thirty (30) days prior to the
Planning Commission meeting at which the proposal will be considered. The application must be
accompanied by the data specified in the Zoning Ordinance and Site Plan Review Guidelines, including
fully dimensioned site plans, plus the required review fees. Regular meetings of the Planning
Commission are held on the first Wednesday of each month at 7:00 p.m. Al1 meetings are held at the
Lincoln Park City Hall, 1355 Southfield Road, Lincoln Park, Michigan 48146. Phone number (313)
386-1800; Fax (313) 386-220s.

TO BE COMPLETED BY APPLICANT:

I (we) the u
to assist in

ndersigned, do hereby respectfully request Site Plan Review and provide the following information
the review:
Ellen SelleApplicant:

Mailing Address: 520 South Main Street Suite 2531, Akron,OH 4431 1

Email Addre55; ESelle@gpdgroup.com

Telephone:'216-927-8650 Fax: 330-572-2101

Properly Owner(s) (if different from Applicant Taco Bell of America, Attn:Adam Macke

Mailing Address . 1 Glen Bell Way, lrvine, CA 92618

Telephone: 949-863-4303

Applicant:s Legal lnterest in Property:

Fax:

Location of Property: Street Addre..' 2306 Dix Highway

Nearest Cross Streets: Dix Hiqhwav and Cleveland Ave.

Sidwell Number:

Property Description:

If part of a recorded plat, provide lot numbers and subdivision name. If not part of a recorded plat
(i.e., Aacreage parcel"), provide metes and bounds description. Attach separate sheets if necessary.

Properly Size (Square Fr: 24'760 (Acres): 0.57

Existing Zoning (please check):

c SFRD Single Family Residential District G RBD Regional Business District
G MFRD Multiple Family Residential Disfrict c CBD Central Business District
c MHRD Mobile Home Park District G GID General Industrial District

X G NBD Neighborhood Business District G LID Light Industrial District
c MBD Municipal Business District G CSD Community Service District
c PUD Planned Unit Development District



City of Lincoln Park

Application for Site Plan Review
Page 2 of3

Present Use of Property: Taco Bell resturant

Prooosed Use of Prooertv: Taco Bell resturant

Professionals Who Prepared Plans:

A. Name: Mark S Salopek (Please send all correspondence to Ellen Selle)

Mailing Address: 520 South Main Street. Akron. OH 4431 1

Email Address: ESelle@qpdqroup.com

Telephone: 216'927-8650 ps1' 330-572-2101 PrimaryDesignResponsibility:_
B. y3ms. Darrin Kotecki (Please seM allcorrespondence to E1!e!!glq

Mailing Address . 520 South Main Street, Akron, OH 44311

Please Complete the Following Chart:

Type of Development Number of Units Gross Floor Area Number of Employees
on Largest Shift

Detached Single Family 0
0

Attached Residential 0 0

Office 0 0 0

Commercial 1 2,606 8

lndustrial 0 0 0

Other

Email Address: ESelle@oodoroup.com

Telephone: 216-927-8650 p2*. 330-572-2101 PrimaryDesign Responsibili

C. Name:

Mailing Address:

Email Address:

Primary Design ResponsibiliTelephone: Fax:

S.P.R. Application: July 11,2006



City of Lincoln Park
Application for Site Plan Review
Page 3 of3

ATTACH THE FOLLOWING:
1. Six (6) individually folded copies ofthe site plans, sealed by a registered architect, engineer,

landscape architect or community planner.

2. A brief written description of the existing and proposed uses, including but not limited to: hours
of operation, number of employees on largest shift, number of company vehicles, etc.

3. Proof of property ownership.

4. Review comments or approval received from county, state, or federal agencies that have
jurisdiction over the project, including but not limited to:

G Wayne County Road Commission

G Wayne County Health Division

G Wayne County Drain Commission

G Michigan Department of Natural Resources

G Michigan Department of Transportation G Michigan Department of Environmental Quality

PLEASE NOTE: The applicant or a designated representative MUST BE PRESENT at all scheduled review
meetings or the site plan may be tabled due to lack of representation.

Failure to provide true and accurate information on this application shall provide sufficient grounds to deny
approval of a site plan application or to revoke any permits granted subsequent to site plan approval.

APPLICANT=S ENDORSEMENT:

A1l information contained herein is true and accurate to the best of my knowledge. I acknowledge that the
Planning Commission will not review my application unless all information required in this application and the
Zoning Ordinance have been submitted. I further acknowledge that the City and its employees shall not be
held liable for any claims that may arise as a result of acceptance, processing, or approval of this site plan

1ltl.lt1
DateSignature of Applicant

Signature of Applicant

Signature of Property Owner Authorizing this Application

Date

Date

TO BE COMPLETED BY THE CITY Case No.

Fee Paid:Date Submiued:

Received By: Date of Public Hearing:

Date of Action:

PLANNING COMMISSION ACTION

Approved: Denied:

O:\WPWORK\CLIENTS.I-L\Lincoln Park\Cs-06\spr application.doc

S.P.R. Application: July 17 ,2006



Case No.

Date Submitted

City of Lincoln Park
APPLICATION FOR SPECIAL USE APPROVAL

NOTICE TO APPLICANT: Applications for Special Use review by the Planning Commission must be
submitted to the City in substantially complete form at least thirty (30) days prior to the Planning
Commission's meeting at which the proposal will be considered. The application must be accompanied by
six (6) individual folded copies of the site plan, plus the required review fees. Regular meetings of the

Planning Commission are held on the first Tuesday of each month at 7:00 p.m. All meetings are held at the
Lincoln Park City Hall, 1355 Southfield Road, Lincoln Park, Michigan 48146. Phone number (313) 386-
1800; Fax (313) 386-2205.

Special Uses shall comply with the standards in Section 1262.08 of the Zoning Ordinance. Accordingly, a

public hearing shall be held by the Planning Commission before a decision is made on any Special Use
request. Furthermore, a site plan shall be required, which shall be prepared in accordance with Section
1294.01 of the Ordinance.

TO BE COMPLETED BY APPLICANT:

I (we) the undersigned do hereby respectfully request Special Use Review and provide the following
information to assist in the review:

Applicant: Ellen Selle

Mailing Address : 520 South Main Street Suite 2531, Akron, OH 4431 1

Email Address: ESelle@gpqgroup.com

Telephone . 216-927-8650 Fax:

Property Owner(s) (if different from Applicant):Taco Bell of America, Attn:Adam Macke

Mailing Address . 1 Glen Bell Way, lrvine, CA 92618

Telephone: 949-863-4303 Fax:

Applicant's Legal Interest in Property: Build a new Taco Bell restaurant

Location of Property: Street Address : 2306 Dix Hiohwav. Lincoln Park, Ml 48146

Nearest cross Streets: 
Dix highway & Mill street

Sidwell Number:

Property Description:

If part of a recorded plat, provide lot numbers and subdivision name. If not part of a recorded plat
(i.e., "acreage parcel"), provide metes and bounds description. Attach separate sheets if necessary.

Property Size (Square Fq: 24,760

Present Use of Property: Taco Bell resturant

Proposed Use of Property: Taco Bell resturant

(Acres): 0.57



City of Lincoln Park
Spe c ial Us e App li coti on

Page 2 of 2

Existing Zoning (please check):

c SFRD Single Family Residential District
G MFRD Multiple Family Residential District
c MHRD Mobile Home Park District
E NBD Neighborhood Business District
G MBD Municipal Business District
c PUD Planned Unit Development District

Please Complete the Following Chart:

G

G

G

G

G

RBD Regional Business District
CBD Central Business District
GID General Industrial District
LID Light Industrial District
CSD Community Service District

Type of Development Number of Units Gross Floor Area
Number of Employees

on Largest Shift
Detached Sinele Family 0 n
Attached Residential 0
Office 0 U 0

Commercial
'1

Z.OUO a

Industrial U 0 0

Other

ATTACH THE FOLLOWING:

l. Six (6) individually folded copies of the site plan, sealed by a registered architect, engineer, landscape
architect or community planner.

2. Proof of properfy ownership.
3 . A brief written description of the proposed use.

PLEASE NOTE: The applicant or a designated representative MUST BE PRESENT at all scheduled
review meetings or the site plan may be tabled due to Iack of representation.

APPLICANTIS ENDORSEMENT:

All information contained herein is true and accurate to the best of my knowledge. I acknowledge that the
Planning Commission will not review my application unless all information required in this application and
the Zoning Ordinance have been submitted. I further acknowledge that the City and its employees shall not be

Signature of Applicant

Signature of Property Owner Authorizing this Application

held[t]: folltudaims that may arise as a result of acceptance, processing,or 

Tproval 

of this application.

Signature of Applicant Date

Date

Date

To be completed by City:

Date Submitted:

Received By: Date of Public Hearing:

PLANNING COMMISSION ACTION (RECOMMENDATION)

To Approve: To Deny:_ Date of Action:

Reasons for Action Taken:

CITY COUNCIL ACTION

Approved:

Fee Paid:

Reasons for Action Taken:

Denied:_ Date of Action:

Jull', 2007
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