
  
LINCOLN PARK PLANNING COMMISSION 

August 19, 2020 at 7 p.m. 
NEW DATE 

 
REMOTE MEETING VIA ZOOM 
Call:  1 646 558 8656  
Web:  www.zoom.us 

Meeting ID 811 4614 2137   
Participant ID is # 

AGENDA 
I. Call to Order 
II. Roll Call 
III. Approval of Previous Minutes 
IV. Approval of Agenda 
V. Old Business 

A. Public Hearing: 881 Southfield – Auto Sales Special Land Use: Cancelled 
B. Site Plan Review: 881 Southfield – Auto Sales: Cancelled 

VI. New Business 
A. Conceptual Review: 804 Southfield – Fueling Station Expansion and Retail 
B. Public Hearing: Lot Division Zoning Text Amendment 
C. Zoning Text Amendment: Lot Division 
D. Public Hearing: Signage Conflicts in Zoning Ordinance Zoning Text Amendment 
E. Zoning Text Amendment: Signage Conflicts in Zoning Ordinance 
F. Public Hearing: Site Plan Review Zoning Text Amendment 
G. Zoning Text Amendment: Site Plan Review 

VII. Policy Review and Discussion  
A. Zoning Text Amendment: Standards for Marijuana Businesses 
B. Zoning Text Amendment: Auto Service and Makerspace Overlay 
C. Meeting date conflict? Nov 11 

VIII. Education and Training 
A. ZBA training August 20, 6-9 pm – Commissioners welcome 

IX. Reports from Department 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 aides 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 

http://www.zoom.us/
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CITY OF LINCOLN PARK 
COUNTY OF WAYNE, STATE OF MICHIGAN 

 PLANNING COMMISSION MINUTES OF JUNE 17, 2020 
 

A Planning Commission meeting of June 17, 2020, via Zoom for Lincoln Park, Michigan was called to 
order at 7:02 p.m. by Mr. Kissel, Commencing with the Pledge of Allegiance. 

 
PRESENT:  Palmer, Horvath, Persinger, Kelsey, Kissel, LoDuca 
ABSENT:  Briones, Graczyk,   
EXCUSED:  
ALSO PRESENT:  Leah DuMouchel, John Meyers, Lillian Ross 

 
 APPROVAL OF MINUTES 
None 
 

 APPROVAL OF AGENDA 
 Motion by Persinger to approve agenda as submitted, support by Kelsey 
 
 MOTION CARRIED 
 
 OLD BUISNESS: 
A. PUBLIC HEARING - WASTE MANAGEMENT ZONING TEXT AMENDEMENT 
Public Hearing opened at 7:10 p.m. 
Seeing no public and hearing no public comment 
Public Hearing closed at 7:11 p.m. 
 

WASTE MANAGEMENT ZONING TEXT AMENDMENT -  
The City of Lincoln Park Zoning Ordinance does not specifically address waste management 
requirements for a development. The Ordinance merely requires trash receptacle locations to be 
shown and the method of screening, if applicable (§1296.01(f)(2)(M)). 

Discussion 

Motion by Kelsey to recommend approval of the two proposed language amendments: (1) to the site   
plan requirements in §1296.01(f)(2)(M); and (2) adding a section in §1294: Provisions Relating to All 
Districts, outlining trash receptacle and dumpster requirements (to be §1294.41).  support Persinger 
MOTION CARRIED 
 
NEW BUISNESS 
A.  PUBLIC HEARING: REZONING – 1805 J. A. PAPLAS 
Public Hearing opened at 7:26 p.m. 

 Seeing no public and hearing no public comment 
 Public Hearing closed at 7:28 p.m. 
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B. REZONING – 1805 JA PAPALAS - 
The applicant wishes to rezone two parcels on the north side of Southfield Road, immediately west of 
the I-75 and Southfield Road interchange, from Municipal Business District (MBD) to General 
Industrial District (GID). The two parcels are currently vacant, and there is an existing hotel adjacent 
to both parcels. 

 
This rezoning request reverses a rezoning granted to the applicant in 2019. Both requests were made 
in anticipation of a proposed multi-use development including lodging, foodservice, and offices. The 
applicant wishes to include a medical marihuana growing, processing, and provisioning facility to the 
mix of uses as a result of the City’s recent move to permit these new uses, which are restricted to the 
General Industrial District. 
 
Discussion 
 
Motion by Persinger to table rezoning 1805 J.A. Papalas until cannabis ordinance is finalized, 
supported by Russ LoDuca 
 
MOTION TABLE CARRIED 
 
C.  SITE PLAN REVIEW: 3476 FORT ST – MASSAGE THERAPY 
The applicant proposes to open a Massage Facility. The space was previously used to retail tattoo 
supplies. 
 
Discussion 
 
Motion by Kelsey to recommended approval based on information from Planners letter dated June 11, 
2020 which demonstrates conformance with the requirements of Section 1296.01 of the City of 
Lincoln Park Zoning Ordinance, the request by Janeise Daniels for a Site Plan Approval for a Massage 
Facility at 3476 Fort St., dated October 31 2019 and March 31 2020, with the waivers & conditions 
noted in planners letter dated June 11, to be resolved administratively, support by Persinger 
 
MOTION CARRIED 
 
POLICY REVIEW AND DISCUSSION 
A. PROPOSED SITE PLAN REVIEW CHAPTER DRAFT 
Quick review and read through 
 
B. REDEVELOPEMENT OPPORTUNITIES IN LINCOLN PARK PACKAGE 
No Action 
 
C. SIGN REVISION ROLLOUT 
No Action 
EDUCATION AND TRAINING 
None 
 
REPORTS FROM DEPARTMENTS AND OTHER BOARDS AND COMMISSIONS 
None 
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PUBLIC COMMENTS 
None 
 
COMMENTS FROM PLANNING COMMISSIONERS 

 Request by Planning Commission to have John Meyers send Arturo Briones a letter to respond within 
fourteen days of his intent to remain on the planning commission, or his position on Planning 
Commission will be reassigned.   

 
ADJOURNMENT  

  Moved by Horvath to adjourn, support by Kelsey 
  MOTION CARRIED 
 
  Meeting adjourned at 8:45 PM 
  

       
       ___________________________ 

        MICHAEL HORVATH, Secretary 
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CITY OF LINCOLN PARK 
COUNTY OF WAYNE, STATE OF MICHIGAN 

 PLANNING COMMISSION MINUTES OF JULY 8, 2020 
 

A Planning Commission meeting of July 8, 2020, via Zoom for Lincoln Park, Michigan was called to 
order at 7:16 p.m. by Mr. Kissel, Commencing with the Pledge of Allegiance. 
 
PRESENT:  Palmer, Horvath, Persinger, Kelsey, Kissel,  
ABSENT:  Briones, LoDuca   
EXCUSED:  Graczyk 
ALSO PRESENT:  John Meyers, Yaser Mahmoud, Roger Canzano, Liz Gunden 
 
APPROVAL OF MINUTES 
None 
 
APPROVAL OF AGENDA 
Motion by Horvath to approve agenda as submitted, support by Kelsey 
MOTION CARRIED 
 
OLD BUISNESS: 
None 
 
NEW BUISNESS 
A. CONCEPTUAL REVIEW: 881 SOUTHFIELD – AUTO SALES 
The proposed project adds the use of Auto Sales to an existing Auto Repair Facility. The property is 
9,520 sq ft, which consists of a 5,203 sq ft existing one-story building and 4,317 sq ft of open space.  
The proposed Auto Sales occupies the east side of the building, approximately 2,708 sq ft. The Auto 
Repair Facility occupies the west section of the building, approximately 2,495 sq ft. 
The existing Automotive Repair Station does not meet the standards of 1294.14, which governs 
Automotive Service Stations, Rapier Centers, and Public Garages 
 
Discussion – parking and sidewalk paved over there are no curbs, check with Wayne County.   
No Action – advisory only 

 
 POLICY REVIEW AND DISCUSSION 

A.  ZONING TEXT AMENDMENT: LOT DIVISION 
It has recently come to staff attention that there is an inconsistency between §1224.06, Division of 
Lots, and §1294.32, Schedule of Area Regulations, in the City of Lincoln Park Zoning Code. 

 §1224.06, Division of Lots, currently requires a resulting minimum lot width of fifty (50) feet after a 
parcel division, whereas the minimum lot width per §1294.32, Schedule of Area Regulations, is 
dependent on the zoning district. The minimum lot width is forty (40) feet for most districts (SFRD, 
CSD, NBD, MBD, RBD), twenty (20) feet for the MFRD, thirty (30) feet for the CBD, and one- hundred 
(100) feet for the LID and GID. 
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No Action 
B. ZONING TEXT AMENDMENT: SIGNAGE CONFLICTS IN ZONING ORDINANCE 
As a result of the newly adopted Sign Ordinance, there are now several discrepancies and 
inconsistencies in the Lincoln Park Zoning Code.  

 Discussion – No Action 
C. ZONING TEXT AMENDMENTS: SITE PLAN REVIEW  

The purpose of site plan review is to promote the stability of land values and investments and the 
general welfare by ensuring the orderly development and redevelopment of the City in compliance 
with this Zoning Code, and consistent with the character of the City and with the goals and design 
guidelines in the Master Plan. 

 Discussion – No Action 
 
EDUCATION AND TRAINING 
None 
 
REPORTS FROM DEPARTMENTS AND OTHER BOARDS AND COMMISSIONS 
Zoning Board of Appeals 
PUBLIC COMMENTS 
None 
 
COMMENTS FROM PLANNING COMMISSIONERS  

 
ADJOURNMENT  

  Moved by Horvath to adjourn, support by Persinger 
  MOTION CARRIED 
 
  Meeting adjourned at 8:28 PM 
  

       
       ___________________________ 

        MICHAEL HORVATH, Secretary 
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804 Southfield – Fuel Station Expansion 

Site Plan Review 
 

Applicant Usafe Abdo Saleh  

Project Fuel Station Expansion 

Address 804 Southfield Road, Lincoln Park, MI 48146 

Date August 19 2020 

Request Site Plan Review - Conceptual 

Recommendation None – Advisory Only 

 
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 owns two adjacent 
parcels and proposes to expand 
from the existing gas station and 
convenience store on one parcel 
to a gas station, carryout, and 
two retail shops across the rear 
of both parcels. The existing 
Metro by T-Mobile store will be 
demolished to make room for 
the development of the 
restaurant and retail. 

Site conditions 
The approximately half-acre site 
is located on Southfield Road 
between Washington Avenue 
and Grant Street. The site can be 
accessed by four entrances, 

three along Southfield and one on Washington Avenue. The building is adjacent to a residential zone, 
separated by Austin Avenue. 

Figure 1: Aerial View 
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Master Plan 

Future Land Use Classification 
The Future Land Use classification for this parcel is General Commercial.  
 

Intent; Desirable Uses and Elements 
General commercial properties are intended to serve the whole community and are located along major 
thoroughfares. 

 
Land Use and Zoning 

Zoning 
 
The parcel is zoned Municipal 
Business District.  
 
By Right 
Retail: permitted by right if less than 
60,000 sf of gross floor area 
  
Special Approval 
Automotive fueling stations with or 
without the following accessory 
uses: 
convenience stores and/or restaurant 
with or without drive through service 
of no more than two thousand, five 
hundred (2,500) square feet each 
 
The uses are intended to make up a 
unified development and will be evaluated together. However, it is noted that the two developments must 
be able to operate independently due to the restrictions on accessory uses to the automotive fueling 
station. 
 

Proposed and Existing Uses 
Site Commercial; Municipal Business District (MBD) 
North ROW; Residential; Single-Family (SFRD) 
East ROW; Commercial; Municipal Business District (MBD) 
South ROW; Commercial; Municipal Business District (MBD) 
West ROW; Commercial; Municipal Business District (MBD) 

 

Figure 2: Zoning 
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Site Plan Documents 

The following site plan drawings have been used to perform this review and are part of the public record.  

Page Sheet Title Original Date Last Revision 

C-01 Cover Sheet   

CE-1 Topographic Survey -  

3 Existing Site and Demolition Plan  06/22/20 

4 Site Plan  06/22/20 

5 Floor Plan  06/22/20 

C-7 Elevation  06/22/20 
 

Dimensional Standards 

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

 Required Provided Compliance 

Lot Width Min. 40 ~224 Met 

Street Frontage 
(§1294.09) 

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

No shrub or retaining 
wall proposed 

Met 

Lot Area Min. 4,000 sq ft ~19,488 Met 

Lot Coverage Max. 50% 4,517/19,488 = 23% Met 

Height 2-Story Building; 25 ft 1 story  Met 

Setback – Front  0 35’ – to retail 
70’ - to gas station 

Met 

Setback – Sides  0 0 – Grant Street 
58’ – Washington 
Avenue 

Met 

Setback – Rear  0 0 Met 
 

Items to be addressed 

None 
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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’ 
Met 

• Architectural variety 
• Similar materials and entrances to buildings within 500’ primarily brick, single-story, 

flat roof 

 
1 block west on Southfield – single-story, square, brick, flat roof 

 
1 block east of Southfield – strip mall style, partially brick, flat roof 

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) percentage and building materials are not listed 

• 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)  
percentage and building materials are not listed 

• Natural colors (bright for decorative features only) 

NOT MET 

• Façade: <100’ uninterrupted   
• If >100’ = recesses, off-sets, angular forms, arches, colonnades, columns, pilasters, 

detailed trim, brick bands, contrasting courses of material, cornices or porches 
Staggered buildings, varying brickwork patterns, and brick “columns” 

• All sides similar 

Met 

• Windows: vertical, recessed, visually-obvious sills No windows on north elevation 
• Spaces between windows = columns, mullions, or material found elsewhere on the 

façade 
• Front facades > 25% windows Elevations with windows not given for each building 
• Size, shape, orientation, spacing to match buildings within 500’ 

NOT MET 
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Required Compliance 
• 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) Not demonstrated on entrance 

NOT MET 

• Pitched / shingled roof forms suggested; overhanging eaves with slope of 0.5 to 1 
• Rooflines >100’ = roof forms, parapets, cornice lines  Not demonstrated 
• Roof-top mechanical equipment screened by roof form. Not provided 

NOT MET 

 
 
 
Items to be addressed 

� Provide and clearly label elevations for each structure so the window percentage can be calculated; 
provide windows on the north elevation 

� Provide and clearly label elevations for each structure so the framing devices can be determined 
� Provide percentages for each building material used on the facades  
� Incorporate distinctively shaped roof forms, detailed parapets, and exaggerated cornice lines into roof 

lines (because building facades are greater than 100 feet) 
� Provide location and screening method of roof-top mechanical equipment, if applicable 
 

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 

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 a public sidewalk on three sides of the building (excluding Austin Avenue) which 
provides pedestrian circulation separated from the vehicular circulation. A paved 5’ internal sidewalk 
connects the facades of each use to Grant Street, but does not extend through to Washington Avenue. 
There are no bicycle lanes on the ROW or bicycle parking facilites proposed. The Engineer’s review states 
that concrete sidewalks on Southfield Road, Washington Street, and Grant Street must be brought up to 
City standards. Any broken, cracked, or unsafe sidewalks in the rights-of-way and onsite must be repaired.  



 

804 Southfield - Site Plan Review, Conceptual - 6 of 18 

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

Items to be addressed 

� Applicant shall ensure that concrete sidewalks are brought up to City standards 
� Applicant shall continue internal sidewalk through to Washington Avenue 
 

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. 

The Lincoln Park Code of Ordinance §1290.02 Number of Spaces requirements clearly indicates parking formulas for 
each use under the Business and Commercial category.  

Use(s) Required Proposed Compliance 

Automobile 
service station 

1/employee + 1/owner and/or manager + 2 for each 
service bay = 

3 employees + 1 owner/manager + 2(3 bays) = 10 

3 NOT MET 

Retail 1/ 250 sf of gross floor area  

(2,257/250) = 9 

7 NOT MET 

Restaurant 1 / 100 sf of gross floor area intended for use by 
customers and patrons of the establishment, plus one (1) 
for every two (2) employees  

( 0 + 1.5) = 1.5 

2 NOT MET 

TOTAL 20.5 = 21 12  

 

§1290.01 (q) Waiver or Modification of Standards for Special Situations.  
The Planning Commission may reduce or waive the number of off-street parking and/or loading spaces required 
for a specific use, provided they determine that no good purpose would be served by providing the required 
number of such spaces.  In making such a determination to reduce or waive the requirements for off-street parking 
and/or loading spaces of this chapter, the following may be considered: 

(1)   Extent that existing off-street parking and/or loading spaces can effectively accommodate the parking 
and loading needs of a given use. 
(2)   Extent that existing on-street parking and/or loading spaces can effectively accommodate the parking and 
loading needs of a given use without negatively impacting traffic safety or adjacent uses. 

      (3)   Existing and proposed building placement. 
      (4)   Location and proximity of municipal parking lots and/or public alleys. 
      (5)   Agreements for parking and/or loading spaces with adjacent or nearby property owners. 
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Parking 
Area 

Type B 
§1290.05 

Required Proposed Compliance 
Adequate means of ingress and egress shall be 
provided and shown 

Demonstrated  - four 
points of ingress and 
egress 

Met 

Parking facilities, access drives, and maneuvering 
aisles shall be hard surfaced with concrete or 
plant-mixed bituminous material, maintained in a 
usable dustproof condition and graded and 
drained appropriately 

Concrete pavement Met 

Concrete curbs and gutters No detail provided NOT MET 
When adjoining residential property and/or a 
residential street or alley: 6’ solid masonry wall, 
ornamental on both sides, with bumper guards 

Proposed 5’ high masonry 
wall 

NOT MET 

All street boundaries of such parking facilities, 
where residential property is located on the 
opposite side of the street, shall be treated the 
same as set forth in Section 1290.04, Off-Street 
Parking A Areas; Residential Districts Adjoining 
Business or Industrial Districts. 

 N/A 

Entrance only from the adjoining principal use or 
adjoining alley; no use of street for backing or 
maneuvering 

When reversing from 
parking spaces facing 
Grant Street could 
interfere with the ROW on 
Southfield 

NOT MET 

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. 

Three parking spaces abut 
the sidewalk on Grant St – 
no curb or steel post 
detail provided 

NOT MET 

 

Items to be addressed 

� Applicant shall provide curb and gutters detailed to scale in accordance with LP Code of Ordinance. 
� Applicant shall install a 6’ masonry wall along rear of the property 
� Applicant to apply for parking waiver from the Planning Commission to reduce the number of required 

parking spaces 
� Applicant to reconfigure parking lot to avoid vehicles from backing into the ROW 
� Per the Engineer’s review, the parking lot areas will need to be brought up tot city standards. 
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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 

1-25 1 Provided Met 

 
 

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 

2,001 – 5,000 1 None NOT MET 

 
Items to be addressed  

� Provide the location and dimensions of the 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. 

The standards of this section shall be applied to the following major traffic routes (arterials) identified in the 
City of Lincoln Park Comprehensive Development Plan: Southfield Road, Fort Street, Dix Avenue, and Outer 
Drive. 
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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 Corner lot but not all frontages are greater than 
100’ 

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

additional access with design restrictions Not applicable 

• One one-way driveway 
and three two-way 
driveways 

• Throat width on 
Washington = 30’ 
Southfield throat widths 
= 28’, 30’, and 21’, 
separated by medians 
>10’  

• Radii not provided but 
truck traffic is expected 
on Southfield 

NOT MET 
 
 

NOT MET 
 
 
 
 
 

NOT MET 

• 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 

Curb cuts straddling the 
property line could be 
reconfigured into shared 
access 

INQUIRY 

• 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 

Sign with gas prices is taller 
than 6’ 

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 

Not Applicable N/A 
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Required Provided Compliance 
• 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 

• Driveway spacing on 
Southfield Rd to the next 
driveway is about 127’ 
which is less than the 
min. requirements in 
§1290.10  

• Not Applicable 
• Not Applicable 

NOT MET 

 

 

 

 

 

Items to be addressed 

� The driveways as proposed do not meet the standards for radius or number. These standards shall be 
considered in the revised parking lot proposal and in accordance with the driveway spacing standards 
in §1290.10. 
 

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. 

Emergeny vehicle access will be via Fort St. The Lincoln Park Police Department has reviewed this plan and 
indicate no oustanding issues.  

Items to be addressed 

None 
 

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 
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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 
15 ft grass area between 
sidewalk and Fort Street 
 
No street landscaping proposed 
 
Obscuring hedge needed along 
Grant Street 

NOT MET 

1 tree and 4 shrubs per 40’ of street frontage  
224/40 = 5.6 trees and 22.4 shrubs 
Where headlights from parked vehicles will 
shine into the ROW, may require a totally 
obscuring hedge 

In
te

rio
r L

an
ds

ca
pi

ng
 

10% of total lot area landscaped, including 
groundcover  
19,488 sf *0.1 = 1,948 sf landscaping 

 
~675 + ~200 = 875 sf of  
landscaped area proposed  
 
Not grouped near entrances or 
walkways 
 
Not details on trees or shrubs 
  

NOT MET 

Interior landscaping to be grouped near 
entrances, foundations, walkways, service areas 
1 tree per 400 sf of required landscaping and 1 
shrub per 250 sf of required landscaping  
1,948/400 = 4.87 = 5 trees 
1948/250 = 7.7 = 8 shrubs 

Pa
rk

in
g 

Lo
t 1 deciduous or ornamental tree per 10 parking 

spaces  
12 spaces = 1 tree 

Not provided NOT MET 

100 sf of planting area per tree 

Sc
re

en
in

g 

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

Screened dumpster enclosure 
provided 

Met 

Abutting residential: greenbelt, 15’ with 5’ 
evergreens (PC may waive); solid 6’ masonry 
wall ornamental on both sides 

Not provided; the placement 
and size of the building provide 
no adequate space to deliver 
the provision of the greenbelt 
requirements in accordance 
with §1296.03 landscaping 
standrads; a 5’ solid masonary is 
proposed, shall be increased 
one foot to comply 

NOT MET 

 

 

Items to be addressed 

� Applicant to provide more detail for street landscaping and interior landscaping (parking lot 
landscaping to be determined once the final number of spaces is determined). 

� Applicant to provide proper screening where property abuts residential zone. 
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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. 

All erosion and sedementation measures are under the jurisdiction of Wayne County. 

Items to be addressed 

� Applicant shall work with the building superintendent, City Engineer, and Lincoln Park Department of 
Public Services to review soil erosion practices as needed.  

 

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. 

The Engineers comments state that the plans do not show any new utility services leads. It is uncertain 
whether the existing lead will have the capacity to handle the new buildings. Each building should have 
their own service lead or at least all the new building should have a new service lead. The architect will 
have to determine the capacity and new service lead requirements. 

Based on the site plan submitted, the existing utilities and lead for the fuel station is being reused. It is 
important that the developer realize these existing utilities are very old and may have reached their life 
expectancy.  It is our strong recommendation for the developer to at least videotape the existing sewer 
lead to determine its condition prior to performing any new renovation on or around the building.  If the 
service lead needs to be replaced the installation of the new service will need to be inspected by our office. 

The developer should verify with the City the existing water service type and size. If the water lead is a lead 
service it will have to be placed. The developer’s engineer or architect shall determine the water service 
lead type and capacity. 

Items to be addressed 

� Applicant shall work with the City Engineer to verify the existing water service and sanitary service type, 
size, and determine the lead capacity for the proposed building use. 

 

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 is under the jurisdiction of Wayne County.  

Items to be addressed 

� Applicant shall work with the City Engineer to review stormwater management 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. 

Hooded lights are shown on the existing automobile service station and beneath the service bay overhang. 
One light pole sits on the Washington side of the side that does not appear to be shielded. 

 

Items to be addressed 

� Applicant shall provide manufacturer specification to ensure that lighting is arranged to deflect away  
from adjacent properties and so that it does not impede the vision of traffic along adjacent streets. 
 

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 anticipated from the 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 is shown on the plans. 

 
Items to be addressed 

� Applicant shall provide locations and screening methods for mechanical equipment. 

 

SIGNS 
The standards of the City's Sign Code are met. 

Signs shall be permitted by the Building Depatment in accordance with the Lincoln Park Sign Ordinance. 
Signinformation presented during site Plan Review is for illustrative purposes only. 

Items to be addressed 

� Applicant shall work with the Building Department to ensure signs comply with the Lincoln Park Sign 
Ordinance. 

 



 

804 Southfield - Site Plan Review, Conceptual - 14 of 18 

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

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. 

The location of underground storage tanks is provided. 

Items to be addressed  

� Applicant shall document compliance with state and federal requirements for storage of underground 
storage tanks 

� Applicant to consider with the City alternatives for monitoring underground storage tanks to detect 
releases 

 

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

 Required Proposed Compliance 

A
re

a 
an

d 
Fr

on
ta

ge
 Frontage on principal street >150’ 165’ MET 

Minimum area of 15,000 sf 15,000 sf 

Se
tb

ac
ks

 

Building >40’ from street lot line 
Building >15’ from side or rear lot line adjoining 
residential zoning (may abut open alley) 

57’ from Washington 
70’ from Southfield 
Abuts open alley 

MET 

>5,000’ from existing similar use from lot line to 
lot line 

N/A 

D
riv

es
 a

nd
 C

ur
bs

 

<30’ wide at lot line Washington: 30’ 
Southfield west: 28’ 
Southfield east:  30’ 

MET 
 
 

NOT MET 
MET 

 
NOT MET 

 
 

INQUIRY 

1 curb cut per street Two curbcuts on Southfield 
>20’ from corner or exterior lot line Washington: 41’ 

Southfield west: 26’ 
>30’ from other driveway 13’ between Southfield east 

curb cut to fuel station and curb 
cut serving retail; consider 
shared access 

6” curb along all street lot lines Curbing shall be clearly shown 

Pa
ve

d 
A

re
as

 Hard surfaced; curbs along landscape Hard sufaced 
Curbing shall be clearly shown 

MET 
INQUIRY 

Eq
ui

p
m

en
t   

Lubrication equipment, motor vehicle washing 
equipment, hydraulic hoists and pits enclosed 
entirely within a building 

N/A N/A 
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 Required Proposed Compliance 
Gasoline and fuel pumps >15’ from any lot line 17’ from Southfield lot line MET 

MET Vehicles shall not be serviced while overhanging 
public sidewalk, street, or right of way. 

Service areas meet requirement 

N
um

be
r o

f 
PU

m
ps

 

Max of 4 double gasoline and fuel pumps or 8 
single gasoline and fuel pumps and 2 enclosed 
stalls for service  

4 double fuel pumps MET 
 
 

N/A 2 additional gasoline and fuel pumps and/or 1 
enclosed stall for each additional 2,000 sf of lot 
area over 15,000 

N/A 

W
al

ls
 

Where adjoining residential district: 6’ solid, 
ornamental, masonry wall along interior or alley 
lot line 

Proposed 5’ wall to be 6’ NOT MET 
 
 

MET 
 

MET 
 
 
 

MET 
N/A 
N/A 

Trash areas, tires, parts, etc. enclosed on all 
sides by 6’ masonry wall 

Trash area enclosed 

Walls: same materials as principal building; 
brick, decorative block, pre-cast concrete with 
decorative pattern; painted principal building 
color scheme 

Split face block wall; note 
specifies materials and colors 
matching principal building 

Protected by curb or vehicle barrier Curbed 

May be required adjoining nonresidential use, 
e.g. office, clinic, day care, or landscaped area 

N/A 

May be stepped down 25’ from ROW N/A 

Pr
oh

ib
i

te
d  >200’ from school, playground, church, 

hospital, or other congretating use, property 
line to property line 

Existing location N/A 

O
ut

do
or

 S
to

ra
ge

 a
nd

 
Pa

rk
in

g 

All work conducted completely within enclosed 
building 

N/A N/A 
 

MET 
 

N/A 

No storage of parts, trash, supplies, or 
equipment outside of a building 

No outside storage 

Vehicle storage generally limited to private 
passenger automobiles between 10pm-7am; 
see 1294.14 for exceptions 

N/A 

 

Items to be addressed 

� Southfield east curbcut is closer to the retail curbcut than permitted and exceeds the maximum number 
for the parcel. In combination with the concern about vehicle backing on the retail parcel, applicant to 
consider consolidating these curbcuts into a shared access. 

� Curbs to be shown clearly on site plan 
� Masonry wall to be 6’ tall 
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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. 

Work on the Southfield Road ROW requires permit from Wayne County Road Commission. Improvements 
to the fueling station may require review by Michigan Department of Energy, Great Lakes, and the 
Environment. Pavement replacement may require review by Wayne County Drain Commissioner. 

Items to be addressed 

� Work on the Southfield Road ROW requires permit from Wayne County Road Commission.  
� Improvements to the fueling station may require review by Michigan Department of Energy, Great 

Lakes, and the Environment.  
� Pavement replacement may require review by Wayne County Drain Commissioner. 
� The Lincoln Park Fire Department requests that all doors swing outward in the direction of exit travel 
 

VARIANCES 
No variances are anticipated in conjunction with this development. 

Items to be addressed 

None 
 

 

RECOMMENDATIONS 

Findings 

The information submitted with this proposal is substantially in compliance with §1296.01, Site Plan 
Review. 

Conditions and Waivers 

� Plan .pdf sheet size is 8.5x11 and scale notes 1 inch per 20’; digital measurements suggest that graphic 
scale is showing 15’ as submitted or 50’ when resized to 24x36. Final plans shall be presented on 
24x36 sheets at a scale of 1 inch per 20 feet 

� Provide and clearly label elevations for each structure so the window percentage can be calculated; 
provide windows on the north elevation 

� Provide and clearly label elevations for each structure so the framing devices can be determined 
� Provide percentages for each building material used on the facades  
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� Incorporate distinctively shaped roof forms, detailed parapets, and exaggerated cornice lines into roof 
lines (because building facades are greater than 100 feet) 

� Provide location and screening method of roof-top mechanical equipment, if applicable 
� Applicant shall ensure that concrete sidewalks are brought up to City standards 
� Applicant shall continue internal sidewalk through to Washington Avenue 
� Applicant shall provide curb and gutters detailed to scale in accordance with LP Code of Ordinance. 
� Applicant shall install a 6’ masonry wall along rear of the property 
� Applicant to apply for parking waiver from the Planning Commission to reduce the number of required 

parking spaces 
� Applicant to reconfigure parking lot to avoid vehicles from backing into the ROW 
� Per the Engineer’s review, the parking lot areas will need to be brought up tot city standards. 
� The driveways as proposed do not meet the standards for radius or number. These standards shall be 

considered in the revised parking lot proposal and fall in accordance with the driveway spacing 
standards in §1290.10. 

� Southfield east curbcut is closer to the retail curbcut than permitted and exceeds the maximum number 
for the parcel. In combination with the concern about vehicle backing on the retail parcel, applicant to 
consider consolidating these curbcuts into a shared access. 

� Curbs to be shown clearly on site plan 
� Masonry wall to be 6’ tall 
� Applicant to provide more detail for street landscaping and interior landscaping (parking lot 

landscaping to be determined once the final number of spaces is determined). 
� Applicant to provide proper screening where property abuts residential zone. 
� Applicant shall work with the building superintendent, City Engineer, and Lincoln Park Department of 

Public Services to review soil erosion practices as needed.  
� Applicant shall work with the City Engineer to verify the existing water service and sanitary service type, 

size, and determine the lead capacity for the proposed building use. 
� Applicant shall work with the City Engineer to review stormwater management system to determine 

the appropriate permitting process. 
� Applicant shall provide manufacturer specification to ensure that lighting is arranged to deflect away  

from adjacent properties and so that it does not impede the vision of traffic along adjacent streets. 
� Applicant shall provide locations and screening methods for mechanical equipment. 
� Applicant shall work with the Building Department to ensure signs comply with the Lincoln Park Sign 

Ordinance. 
� Applicant shall document compliance with state and federal requirements for storage of underground 

storage tanks 
� Applicant to secure all appropriate agency reviews as needed. 
� Work on the Southfield Road ROW requires permit from Wayne County Road Commission.  
� Improvements to the fueling station may require review by Michigan Department of Energy, Great 

Lakes, and the Environment.  
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� Pavement replacement may require review by Wayne County Drain Commissioner. 
� The Lincoln Park Fire Department requests that all doors swing outward in the direction of exit travel 

 

Recommendations 

None- Advisory Only 
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July 22, 2020  
 
Ms. Leah DuMouchel, AICP 
Beckett & Raeder, Inc. 
535 West William St. Suite 101 
Ann Arbor, MI, 48103-4978 
 
Re:   Gas Station and Retail Shop 

804 Southfield Road 
 City of Lincoln Park, MI 

Hennessey Project 72133 
   
 

Dear Ms. DuMouchel: 
 
 
Hennessey Engineers, Inc. completed our first review of the plans for the Planning Commission submittal 
dated revised June 22, 2020 and received via email from you. 
 
The project consists of three proposed commercial building additions including a Carry Out Kitchen, and 
two (2) Retail Shops.   
 
Listed below are some comments which are recommended to be addressed in the Preliminary Plan 
approval but would not be grounds for a reason for denial from an engineering feasibility standpoint: 
 
GENERAL 

1. The plans do not show any new utility services leads.  I do not believe the existing lead will have 
the capacity to handle the new buildings.  Each building should have their own service lead or at 
least all the new building should have a new service lead.   The architect will have to determine 
the capacity and new service lead requirements.   

2. Based on the site plan submitted, the existing utilities and lead for the fuel station is being reused.  
It is important that the developer realize these existing utilities are very old and may have reached 
their life expectancy.  It is our strong recommendation for the developer to at least videotape the 
existing sewer lead to determine its condition prior to performing any new renovation on or 
around the building.  If the service lead needs to be replaced the installation of the new service 
will need to be inspected by our office.   

3. The developer should verify with the City the existing water service type and size.  If the water  
lead is a lead service it will have to be placed. The developer’s engineer or architect shall 
determine the water service lead type and capacity. 

4. The concrete sidewalks on Southfield Road, Washington Street and Grant Street must be brought 
up to City Standards.  Any broken, cracked or unsafe sidewalks in the right of ways and onsite that 
must be repaired.   
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5. Overall the parking lot is in fair condition.  There is broken concrete and deteriorated asphalt in 

the fuel area, parking lot areas and driveways that will need to be repaired and brought up to 
the City Standards.   
  

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 Meyers, Building Official, City of Lincoln Park 
Laura Gray, Permit Clerk, City of Lincoln Park 
Monserrat Contreras, Permit Clerk, City of Lincoln Park 
B.3 
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June Time Bill Reports 9:59 AM
Michelle, See attached. Leah said you sh…

Update RRC report 9:37 AM
Shawn Winter completed this task. You'r…

Redevelopment Sites 9:29 AM
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Zoning Ordinance 9:06 AM
Michelle, Just checking in this morning, d…
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Tue 7/28/2020 11:15 AM

Thu 7/9/2020 12:55 PM

 Flag for follow up.

Wed 7/29/2020 10:14 AM

Hi Michelle, 
I’m sorry for the delay as our office has been
closed. I did a quick review with the other
inspector. 
The only thing that we request to change is that
all doors swing outward in the direction of exit
travel. 
We will be looking forward to the kitchen
suppression review.
Thank you and sorry again for the delay.
Bob Wright-LPFD

Sent from my iPhone

On Jul 28, 2020, at 11:16, Michelle
Bennett <mbennett@bria2.com>
wrote:

Hello,

Just checking in to see if you got a
chance to review this project. Thank
you.

Michelle Bennett, AICP
Associate
Beckett&Raeder, Inc.
Making Great Places for over 50
Years
535 West William St Suite 101

Ann Arbor, MI 48103 

734.663.2622

Direct Line: 734.239.6614

Michelle Bennett
Hello, Just checking in t…

See 5 more messages

Michelle Bennett
Hello, Attached is the pla…

RW
Robert Wright <RWrigh
t@citylp.com>     

To:  Michelle Bennett



MB



MB 

Search
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Re: 804 Southfield-Fuel Station Review

Ray Watters <RWatters@citylp.com>
Wed 7/15/2020 2:13 PM
To:  Michelle Bennett <mbennett@bria2.com>

The police department has no issues with the fuel sta�on a t 804 Southfield moving forward.

Chief R.Wa� ers 

From: Michelle Benne�  <mbenne� @bria2.com>
Sent: Thursday, July 9, 2020 12:55 PM
To: Fire Chief <FChief@citylp.com>; Irenda Lockhart <ILockhart@citylp.com>; Robert Wright
<RWright@citylp.com>; Ray Wa� ers <RWa� ers@citylp.com>; Krys� na Erdos <KErdos@citylp.com>; John Kozuh
<JKozuh@citylp.com>; jdhollandsworth@hengineers.com <jdhollandsworth@hengineers.com>
Cc: ldumouchel@bria2.com <ldumouchel@bria2.com>
Subject: 804 Southfield-Fuel Sta� on Review
 
Hello,

A� ached is the plan set for the property at 804 Southfield. Please send me any comments for the site
plan review by July 23rd.

Thank you,

Michelle Bennett, AICP
Associate
Beckett&Raeder, Inc.
Making Great Places for over 50 Years
535 West William St Suite 101

Ann Arbor, MI 48103 

734.663.2622

Direct Line: 734.239.6614
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City of Lincoln Park Planning and Development 

Zoning Text Amendment Memo: Marijuana Business Uses 

August 13, 2020 
 
Background 

In November 2019, voters in the City of Lincoln Park passed a referendum opting into recreational 
marijuana businesses in the City. The referendum specified the number of each type of license to be 
granted, and also that such businesses shall be located in the General Industrial District.  
 
Lincoln Park City Council has drafted a police power ordinance governing the process and requirements for 
assigning such license, which is nearing consideration by Council. To implement it, the Lincoln Park Zoning 
Code needs to be amended to list the new business types among the permitted land uses in the City. This 
is also an opportunity to create standards to guide the physical development of the businesses.  
 
The regulatory approach taken in this proposal is fairly light. If the Commission has additional concerns 
that are not addressed here, this is the time to ensure that they are incorporated. 
 
Proposed Amendments 

CHAPTER 1286: General Industrial Districts (GID) 

1286.03  USES PERMITTED AFTER SPECIAL APPROVAL 

In a General Industrial District (GID), the following uses may be permitted subject to the applicable site 
design standards of Section 1296.02, Site Design Standards for Uses Permitted After Special Approval, 
and subject, further, to the approval of Council after recommendation from the Planning Commission in 
accordance with the processing procedures in Section 1262.08, Powers of Council Re Special Approval: 
   (a)   Breweries, distilleries, canning factories and chemical plants. 
   (b)   Central station lights or power plants. 
   (c)   Junkyards and scrapyards. 
   (d)   Kennels. 
   (e)   Mining, excavating or other removal of sand, earth, minerals or other materials naturally found in 
the earth. 
   (f)   Open storage yards of building and construction contractors, equipment and supplies and 
lumberyards. 
   (g)   Outdoor theaters. 
(Res. 98-340A.  Passed 9-21-98.) 
   (h)    
 
(Res. 2010-268A.  Passed 10-18-10) 
   (i)   Pawn shops 
(j) Marihuana businesses: 
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1. Marihuana Retail establishments; 
2. Medical Marihuana Provisioning establishments; 
3. Marihuana Secured Transporter establishments;  
4. Marihuana Growing facility establishments;  
5. Marihuana Processing establishments; and 
6. Marihuana Safety Compliance facilities. 

 
(Res. 2016-13A.  Passed 2-1-16, effective 3-2-16.) 
 
 
CHAPTER 1296: Site Plan Review and Design Standards 

1296.02  SITE DESIGN STANDARDS FOR USES PERMITTED AFTER SPECIAL 
APPROVAL. 

The following standards are in addition to the requirements of Section 1296.01, Site Plan Review: 
Note: The requirements noted in this section are in addition to, or, where in conflicts, supersede, those 
general requirements by zoning districts, as indicated in Section 1296.01, Site Plan Review. For all uses 
permitted after special approval, see the processing requirements in Section 1262.08, Special Approvals. 
 
 
QQ. Marihuana Businesses 

1. As permitted in Lincoln Park’s City Ordinance Chapter 853 Marihuana Businesses include the 
following (the parenthesis signifies the number of licenses the City Lincoln Park will permit per 
establishment):Marihuana Retail establishments (2) 

2. Medical Marihuana Provisioning establishments (2) 
3. Marihuana Secured Transporter establishments (1) 
4. Marihuana Growing Facility establishments (1) 

a. A roof on a grow facility may consist of a sturdy transparent material, such as glass, 
approved by the Building Official, to allow for sunlight into the growing area of the 
building. If such transparent material is utilized, it must be fully covered with a non-
transparent material between dusk and dawn that prevents interior lighting to escape 
through the roof.  

5. Marihuana Processing establishments (1) 
 
General Provisions for all Marihuana Businesses 

(1) A minimum setback of two hundred (200) feet from all homes or residentially zoned 
districts, adult regulated uses, public or private schools providing education for kindergarten through 
12th grade, churches, childcare facilities, parks, and drug-free zones. 

(2) All establishments and facilities shall operate in compliance with the Michigan Department 
of Community Health, the MRTMA, the MMMA, and all administrative rules or regulations in the 
Ordinance Chapter 853 Marihuana Licenses. 

(3) All activity related to marihuana businesses shall be conducted indoors. 
(4) Except for marihuana retail establishments and provisioning establishments, dispensing of 

Leah DuMouchel
There is still some question about how to handle these “caregiver” facilities. At the moment, the plan is to leave these standards in place (moved to 1296.02) and ensure that we are using the correct name for them. 
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recreational marijuana is prohibited.  
(5) If a marihuana business ceases operation for a length of time of one-hundred-twenty (120) 

days or greater, any Special Use permit shall expire 
(6) There shall be no other accessory uses permitted within the same building, other than those 

clearly necessary for continued operation, such as offices, employee facilities, and storage. 
(7) A marihuana establishment may not allow cultivation, processing, sale, or display of 

marihuana or marihuana accessories to be visible from a public place outside of the marihuana 
establishment without the use of binoculars, aircraft, or other optical aids 

(8) Temporary outdoor marihuana special events are prohibited. 
(9) The portion of the structure where the storage of any chemicals such as herbicides, 

pesticides, and fertilizers shall be subject to inspection and approval by the Lincoln Park Fire 
Department to insure compliance with the Michigan Fire Protection Code 

(10) Loading zones for any marihuana business shall not be visible to the public. Loading zones 
shall be either fully or partially enclosed. Loading zones shall be any of the following: an area 
indoors that meets the loading zones size requirements, an area enclosed by two or more walls, a 
vehicle bay, or garage, or any other configuration that blocks the transfer of goods from vehicle to 
facility. All products shall be transferred directly from the vehicles into the establishment. Should a 
vehicle have to maneuver to enter the loading zone, it is subject to parking lot requirements in 
1290.08. 

(11) No outdoor storage shall be allowed in any of the front, side, or rear yards. 
(12) Waste receptacles that are kept enclosed outdoors must be locked at all times when not in 

use. 
(13) If a building with windows is utilized as a growing location, any lighting methods shall not exceed 

the foot candles permitted for the exterior of the building between the hours of 11pm and 7am. 
 
 
General Provisions for Medical Marihuana Facilities: 

a.  A State registered and local business registration & specialty license is required for all 
facilities and primary caregivers. If the primary caregiver is not the owner of the premises 
then consent must be obtained 

b.  The location from which a primary caregiver manufactures, stores and distributes 
medical marihuana to a qualifying patient shall not be used by another primary caregiver 
for any purpose whatsoever. 

c. No more than five (5) patients per caregiver. Each patient shall be limited to: two and 
one-half (2.5) ounces of usable marihuana (excludes seeds, stalks and roots) and twelve 
(12) marihuana plants kept in an enclosed, locked facility. 

d. Minimum distance from other similar uses: Two hundred (200) feet. 
e. Exterior lighting shall be required for security purposes, but in accordance with the 

provisions of the Zoning Ordinance. 
 
 
(Res. 98-340A.  Passed 9-21-98; Res. 08-383A.  Passed 12-15-08; Res. 2012-223A.  Passed 7-16-12, 
effective 8-1-12; Res. 2012-259A.  Passed 8-20-12, effective 9-5-12; Res. 2016-13A.  Passed 2-1-16, 
effective 3-2-16.) 
 

Leah DuMouchel
Caregiver operations included here?

Michelle Bennett
Religious institutions
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CHAPTER 1290: Off-Street Parking and Loading 

1290.02  NUMBER OF SPACES REQUIRED. 

The amount of required off-street parking space for new uses or buildings, additions thereto and 
additions to existing buildings, or changes in use, as specified in Section 1290.01, Off-Street Parking 
Generally, shall be determined in accordance with the following table. The space so required shall be 
stated in the application for a building permit and shall be irrevocably reserved for such use and/or shall 
comply with Section 1290.04, Off-Street Parking A Areas; Residential Districts Adjoining Business or 
Industrial Districts; 1290.05, Off-Street Parking B Areas; Business Districts; 1290.06, Off-Street 
Parking C Areas; Industrial Districts; or 1290.07, Parking in Residential Districts, as may be applicable. 

 Use  Number of Spaces 
 

(c)   Business and Commercial   
Retail stores, except as otherwise specified 
herein (includes marihuana retailers and 
provisioning centers) 

 One (1) for every two-hundred-fifty  (250) 
square feet of gross floor area. 

 (f)   Industrial   
Marihuana growing facility 
Marihuana safety compliance facility 
Marihuana processing establishment 
Marihuana secured transporter establishment 

 
1 for every employee on peak shift,1 for every 1,000 
square feet of gross floor area for 
facilities/establishments over 5,000 square feet 

 
 

Michelle Bennett
From the original list

Michelle Bennett
Do you want to keep this? I recommend writing out what similar uses are or even removing this. I think what’s most important is buffering from residential areas and other sensitive land uses
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City of Lincoln Park Planning and Development 

Planning Commission Discussion: Makerspace Overlay 

August 19, 2020 
 
Purpose 
 

1. It is the purpose of this section to permit the “missing middle” section of manufacturing so that 
smaller-scale operations can occupy buildings outside of industrial areas without posing a nuisance 
to adjacent land uses. Currently, uses which are not primarily customer-facing are generally only 
permitted in two types of places in Lincoln Park: in the General Industrial District, which is equipped 
with resources to serve intense industrial and manufacturing uses and is priced accordingly, and in 
the residential districts as home occupations.  

2. Meanwhile, the nature of commerce in general is rapidly changing. The internet provides a sales 
opportunity for both local and national products that was once available exclusively on commercial 
real estate, rendering a significant portion of the commercial real estate obsolete for that specific 
purpose. Conversely, locally-produced products are now available to that same marketplace, and 
are not constrained by the same quantity requirements that power physical distribution chains.  

3. Further objectives of this section include: 
a. The expansion of available building options and locations for emerging entrepreneurs and 

small-scale businesses in Lincoln Park 
b. To decrease commercial vacancy rates along the city’s corridors 
c. To encourage the proliferation of artisan-style goods production 

 
Definition 
Teaching, making, assembling, or fabrication of crafts or products either by hand, hand tools, or light 
mechanical equipment in an enclosed space to create a final product. Direct sales to consumers on site are 
permitted. This definition includes uses that employ activities and processes not limited to small-scale 
fabrication, welding, coating, stone or woodworking, metalworking or casting, 3D printing, production of 
alcohol, silk screening, arts and crafts, glass blowing, pottery (using only previously pulverized clay and kilns 
fired only by electricity or natural gas), and other substantial equivalents that do not disrupt neighboring 
properties. 
 
General Provisions 
 

1. A detailed description of the process for creating the final product is required. 
2. No outdoor operations or storage is permitted. All activity shall take place within an enclosed 

building. 
3. A makerspace cannot exceed 28,000 square feet. 
4. Hours of operation shall be between 7 am and 8 pm 
5. The retail space shall not occupy more than 40% of the structure. 

 
 
Permitted Uses 

 Assembly, fabrication, manufacture, or packaging of:  

Commented [MB1]: definition – does building code 
have a threshold for what is considered “light” 
mechanical equipment. We’d like to have a specific 
understanding of what we would allow. Could be added 
as a separate definition 
 
I would imagine what is most useful to us is how noisy it 
is and how much room it takes up  
 
Or we could use the wording: “minimal automation” 

Commented [MB2]: Because we’ve limited the size of 
the operations, I don’t think that loading or circulation 
standards will change. 
 
Because all operations take place in side, I don’t think 
any additional landscaping standards are needed 
(especially given it’s going to be an all concrete lot that is 
hard to force them to convert to landscaping). 
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o cosmetics and toiletries,  
o hardware and cutlery, 
o musical instruments,  
o optical goods, 
o toys, 
o novelties,  
o electrical instruments and appliances, 
o electronic instruments and devices, 
o electronic consumer products,  
o pottery and figurines or other ceramic products,  
o apparel and leather good,  
o textile goods, 
o furniture and fixtures, 
o breweries,  
o cabinetry, 
o chocolatiers,  
o confectionery,  
o custom textiles,  
o jewelry making,  
o sculpture,  
o personal care products,  
o candle making, 
o home goods, 
o accessory structures 
o and their substantial equivalents 

 
 
 
Parking 
Makerspace: 1/employee at peak shift +  1/250 sf of gross floor area dedicated to retail 
 



City of Lincoln Park Planning and Development 

Makerspace: Notes and Resources 

 

Excellent, detailed, 60-page resource article: 

An Urban Revival: How Land Use Tools and Real Estate Strategies are Fueling the Resurgence of 
Light Manufacturing in Greater Boston by the Urban Manufacturing Alliance 

 

Makerspace Definitions 

Ypsilanti 

Craft Manufacturing means establishments manufacturing and/or assembling products primarily by 
hand or with hand tools and/or domestic mechanical equipment. Items produced may include, but 
are not limited to, custom furniture and woodworking, ceramics and glass, items intended for 
consumption, personal care products, candle making, jewelry making, custom textile 
manufacturing and crafts production (Ypsilanti). 

Arts and crafts studios mean facilities that are used as work space for an artist or crafter or an 
instruction place for the study of an art or craft. Arts uses shall include, but are not limited to, the 
fine arts such as music, dance, film (except for adult regulated uses), and photography. Craft uses 
include the handmade production of articles other than food, such as pottery, glass items, neon 
sculpture, jewelry, silk screening, needle work, stone and wood work, metalworking or casting, and 
similar items (Ypsilanti). 

Ann Arbor 

Artist Studio Work space for one or more artists or artisans, including space for the accessory sale 
of art produced on the Premises 

Light Manufacturing An Industrial, Manufacturing, Processing, or Assembling plant using processes 
that ordinarily do not create noise, smoke, fumes, odors, glare, or health or safety Hazards outside 
of the Building or lot where such assembly, manufacturing, or processing takes place, where such 
processes are housed entirely within a Building. 

 

APA   
Manufacturing, secondary 
Establishments engaged in the manufacture of products for final use or consumption. This usually 
involves the secondary processing, fabrication, or assembly of semifinished products from a primary 
manufacturing industry. (Jefferson County,Colo.) 
 

Manufacturing, medium 
The processing and manufacturing of materials or products predominately from extracted or raw 
materials. These activities do not necessitate the storage of large volumes of highly flammable, 



toxic matter or explosive materials needed for the manufacturing process. (Nashville and Davidson 
County, Tenn.) 
 
Urban Mag - https://www.urbanmfg.org/wp-content/uploads/2017/11/Artisan-Zoning.pdf 
Artisan zoning is an approach to land use and development that provides space for small-scale 
manufacturers that produce little to no vibration, noise, fumes, or other nuisances, meaning they 
can fit within a wide variety of industrial, commercial, and even residential districts 
 
Indianapolis  
Artisan Manufacturing Application, teaching, making, or fabrication of crafts or products by an 
artist, artisan, or craftsperson either by hand or with minimal automation and may include direct 
sales to consumers. This definition includes uses that employ activities and processes such as small-
scale fabrication, welding, and coating, that are typically not permitted in non-industrial zoning 
districts. This definition shall not include Artisan Food and Beverage preparation or sales. 
 
Medium Manufacturing The creation or production of a non-edible item that includes some 
transformation by way of mechanical reshaping. This use may also involve packaging, repackaging, 
or assembling solid parts. This definition includes the manufacturing of jewelry; unfinished cabinets; 
cutlery; mattresses; and optical instruments. 
 
Use standards 
(743-305C) Artisan  
not exceed 8,000 sf  
retail sales of goods manufactured on site as an accessory use 
 
Medium manufacturing 
Parking 1 per 1,000 sf  
 
 
Sommerville 
(9.2.2) Artisinal Production The on-site production of hand-fabricated or hand manufactured parts 
and custom or craft consumer goods based on the skill and knowledge of the artisan and the use 
of hand tools or small-scale, light mechanical equipment. The Artisinal Production category includes 
apparel manufacturing, breweries, cabinetry, chocolatiers, confectionery, furniture making, glass 
working, jewelry making, metal working, pottery, sculpture, wood working, and their substantial 
equivalents.  
 
Showrooms and the ancillary sales of goods produced on-site are permitted. The following 
standards apply:  

i. The production of offensive noise, vibration, smoke, dust or other particulate 
matter, heat, humidity, glare, or other objectionable effect is prohibited, except in 
the Fabrication and Commercial Industry districts.  

ii. In addition to the review criteria for all Special Permits specified in §15.2.1.e. Review 
Criteria, the review board shall make findings considering the following in its 
discretion to approve or deny a special permit authorizing an Artisinal Production 
principal use:  
a. Appreciable methods to mitigate noise for abutting residential properties. 



b. Location of loading, trash and recycling storage, and the procedure for drop-off 
and pickup.  

c. The limitation of visitors and ancillary retail sales to between the hours of 
7:00am to 9:00pm. 

 
Nashville 

 
Manufacturing, Artisan means the shared or individual use of hand-tools, mechanical tools and 
electronic tools for the manufacture of finished products or parts including design, processing, 
fabrication, assembly, treatment, and packaging of products; as well as the incidental storage, 
sales and distribution of such products. Typical artisan manufacturing uses include, but are not 
limited to: electronic goods; food and bakery products; non-alcoholic beverages; printmaking; 
household appliances; leather products; jewelry and clothing/apparel; metal work; furniture; glass 
or ceramic production; paper manufacturing. 

Use Standards 

Outdoor Storage. Any activity storing materials outdoors shall construct an opaque fence to 
screen the ground-level view from any public right-of-way or of any residential use. Materials 
shall not be piled or staked higher than the opaque fence. 

Loading Docks. Where the site abuts a residential zone district or a district permitting residential 
use, the building wall facing such lot shall not have any service door openings or loading docks 
oriented toward the residential zone district or district permitting residential use. 

Bozeman, MT 
Artisan Manufacturing Production of goods by the use of hand tools or small-scale, light 
mechanical equipment occurring solely within an enclosed building where such production 
requires no outdoor operations or storage, and where the production, operations, and storage of 
materials related to production occupy no more than 3,500 square feet of gross floor area. 
Typical uses have negligible negative impact on surrounding properties and include woodworking 
and cabinet shops, ceramic studios, jewelry manufacturing and similar types of arts and crafts, 
production of alcohol, or food processing. 
 
What to Regulate 
 
Definition of Makerspace - teaching, making, assembling, or fabrication of crafts or products 
either by hand, hand tools, or light mechanical equipment to complete the end product. This may 
include direct sales to consumers on site. This definition includes uses that employ activities and 
processes such as small-scale fabrication, welding, and coating, that are typically not permitted in 
non-industrial zoning districts (or similar uses). 
 
Intent 

 The intent of this overlay district is to regulate and concentrate auto-related uses to 
mitigate conflict with other land uses 

 The intent of this overlay is to permit a “missing middle” of manufacturing so that smaller-
scale operations can occupy buildings outside of industrial area where the intensity of use in 
more aligned with commercial establishments 

Commented [MB1]: Not really enough space to include 
this in the overlay district 

Commented [MB2]: is the process of constructing 
products by combining diverse, typically standardized 
parts 
 
refers to making raw materials usable 
for manufacturing 

Commented [MB3]: definition – does building code 
have a threshold 

Commented [MB4]: context – specificity – types of 
processing 



 The intent of this overlay is to expand the available options for emerging entrepreneurs and 
small-scale businesses in Lincoln Park 

 
Uses:   

  Assembly, fabrication, manufacture, or packaging of:  
o cosmetics and toiletries,  
o hardware and cutler, 
o musical instruments,  
o optical goods, 
o toys, 
o novelties,  
o electrical instruments and appliances, 
o electronic instruments and devices, 
o electronic consumer products,  
o pottery and figurines or other ceramic products using only previously pulverized clay 

and kilns fired only by electricity or natural gas,  
o apparel and leather good,  
o textile goods, 
o furniture and fixtures, 
o breweries,  
o cabinetry, 
o chocolatiers,  
o confectionery,  
o glass working, 
o custom textiles,  
o jewelry making,  
o metal working,  
o pottery,  
o sculpture,  
o personal care products,  
o candle making, 
o metalworking or casting, 
o silk-screening 
o home goods, 
o stone and wood working,  
o and their substantial equivalents 

 
Use Standards 

 Size/Dimensions – follow base zone 
o There is a wide range of permitted sizes 

 Sommerville – up to 30,000 sq ft 
 Indy – no larger than 8,000 
 Bozeman, MT – 3,500 (in the downtown) 
 Average size parcel in the overlay: 14,077 
 Average building footprint in the overlay: 4,386 
 Because most parcels are in the overlay which is primarily MBD, the 

dimensional standards could stay the same 
 Not sure what stricter requirements could be 



 Buffer 
o Because all productions is to take place in an enclosed building and not emit 

noxious sounds or odors, there would be no additional buffering requirements. The 
corridor is too dense to feasibly permit large setbacks. 

 Hours of Operation 
 Parking 

o If sales are allowed on site, add 1/250 sf of gross floor area dedicated to retail (same 
as current retail parking formula) 
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625 Southfield – Powder Coating 

Zoning Board of Appeals – Staff Report 
 

Petitioner Stephanie Dingman 

Project #1418-001 

Address 625 Southfield 

Zoning Municipal Business District (MBD) 

Date July 16, 2020 

Request Use Variance 

Recommendation Approve with Conditions 

 
 
PETITION 
 
The petitioner requests a use variance to operate a powder coating business in the Municipal 
Business District.  
 
The proposal does not meet the following standards in the Lincoln Park Zoning Ordinance: 

• §1278.02, Principal Permitted Uses, Municipal Business District 
• §1278.03, Uses Permitted After Special Approval, Municipal Business District 

 
STAFF FINDINGS 
 
Overview 
The site is zoned Municipal Business District (MBD). §1278.02, Principally Permitted Uses, states that “no 
use shall be permitted” except those listed in that section as well as the following section. It also does not 
explicitly permit “similar uses,” nor are any of the uses which are permitted substantially similar to the 
powder coating business.  

§1278.03, Uses Permitted After Special Approval, also does not contain any uses which are substantially 
similar to the powder coating business. This section does permit “uses similar to the principal permitted 
uses of Section 1278.02, and not listed elsewhere in this zoning code as a principal permitted use or a 
special approval use.” But again, there are no uses in 1278.02 which are similar to the powder coating use. 
The applicant has suggested that the powder coating business is similar in intensity to an auto repair 
facility, but auto repair facilities are permitted by special approval, and therefore this clause does not apply 
to that use. (It is staff’s further finding that while the use may be similar in intensity to an auto repair use, it 
is not overall a similar use.) 
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The purpose of the Municipal Business District is to provide “business and entertainment activities” that 
“generate large volumes of vehicular traffic,” which is why they are located “in major business areas along 
major streets or regional thoroughfares or near freeway access ramps.” A powder coating business does 
not fit these descriptions.  

 

By contrast, the purpose of the General Industrial District includes uses of a “treatment and fabricating 
character,” which does describe powder coating. “Powder coating” is not explicitly permitted, but other 
coating processes are named, including electroplating, polishing, painting, undercoating, rustproofing, and 
spray painting. On this basis, Planning staff recommended locating the facility within the General Industrial 
District. 

The applicant has responded to this recommendation by providing information intended to show that her 
business, which is limited to the powder-coating application for yard art, is lower in intensity than a 
traditional industrial use. Such information includes: 

• Limited quantity, intending to sell at craft and vendor events and online, with perhaps eventual 
expansion to on-site sales 

• A 4x4x7 oven, which the applicant describes as “very small.” This is basically a bit larger than a 
standard refrigerator in all dimensions. A review of products online finds this size to be on the large 
side of small ovens (there are tabletop models available) but also that sizes range up to walk-in 
equipment. 

• The operation is odor-free. Staff is unable to verify this condition.  

• Limited product use during the process. No chemical cleaning or pretreatment, only Simple Green 
soap. 
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• The main chemical is nontoxic. The applicant has provided Safety Data Sheets showing a health 
hazard risk of 2 (“temporary or minor injury may occur”); flammability risk of 1 (“materials must be 
preheated before ignition will occur”); physical hazard risk of 0 (“materials are normally stable, 
even under fire conditions, and will not react with water, polymerize, decompose, condense, or 
self-react; non-explosive”); and personal protection recommendations including glasses, gloves, 
apron, and dust respirator.  

Essentially, the applicant is claiming that the use is not intense enough to warrant the conditions in the 
General Industrial District, which include large interior spaces, significant setbacks, and access to assets like 
rail and freeway interchanges. These conditions come at a cost which is reflected in the rent, which the 
applicant alludes in noting that no comparable space, including in cost, has been found in a General 
Industrial zone of this community or others. In conversation with staff, the applicant has drawn a 
comparison between the intensity of this use and the intensity of an automotive repair station 
establishment, which is permitted by Special Land Use approval in the Municipal Business District. 
 
City staff has considered this information carefully. The following findings are presented:  
 

• The applicant’s claim that the intensity of the proposed use does not require placement in the 
General Industrial District has merit. The original denial of the zoning verification was based solely 
on the type of use, not the intensity, which is how the Lincoln Park Zoning Code is intended to 
function. The fact that this claim has merit reveals an inadequacy, or at the very least a limitation, 
of the code. 

• The topic of permitting “maker spaces” and “small-scale manufacturing operations” has been 
identified as a current and relevant issue in planning generally, in Michigan specifically, and locally 
in Lincoln Park. When looking at the whole picture, it is true that we permit commercial and 
residential operations at all intensities (from neighborhood store to regional mall; from one house 
on dozens of acres to high-rise apartment buildings), but no such range exists for industrial 
operations – there are home-based businesses and light/general industrial districts. The City’s 
planner attended a workshop aimed at implementing small-scale manufacturing districts some time 
ago with Lincoln Park in mind (see Recast City for more information). It was brought to the City’s 
development team, but staffing changes have since relegated the issue to the back burner.  

• At this time, the City is in the process of conducting updates to the Zoning Code to help bring it in 
alignment with the Master Plan adopted last year. At the time of this writing, there is an 
amendment in process is to establish an Automotive Service Overlay Zone which would permit this 
use in specific areas of the City, including the eastern portion of Southfield Road.  

 
Putting these findings together, it is shown that the City does not offer a zone that is well-aligned with 
small-scale manufacturing operations; that the City has identified a need for such accommodation; and 
that there is a legislative amendment in process to permit a use of similar intensity in the geographic area 
of the request. Internal discussion among City staff has resulted in a plan to expand the uses included in 
the update in process to low-intensity manufacturing uses in addition to automotive repair services. Once 

https://www.recastcity.com/
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this amendment has been completed, the proposed business will be in alignment with the Lincoln Park 
Zoning Code. 
 
Analysis of Standards 
 
Use Variance Request: For a use variance to allow for a powder coating business. 
 
A use variance allows for a use of land that is otherwise prohibited in a zoning district.  In order to grant a 
use variance, there must be a two-thirds (2/3) majority vote of the members of the ZBA and proof of an 
unnecessary hardship must exist, which must include all the following (per §1264.09(b)).  
 

Criteria Finding Assessment 
Reasonable economic return. The current Zoning 
Ordinance prohibits the property owner from 
securing any reasonable economic return or 
making any reasonable use of the property.  Under 
this standard, the ZBA shall find that the property 
(land, structures, and other improvements) is not 
suitable for uses permitted in the zoning district. 
 

The land, structure, and other improvements 
are suitable for uses permitted in the district. 
Conditions on the ground in this geographic 
area do diverge from the district’s intent; 
most are not “business and entertainment 
activities” and do not “generate large 
volumes of vehicular traffic” 

PARTIALLY 
MET 

Unique circumstances. The landowner’s plight is 
due to unique circumstances peculiar to the 
property and not to general neighborhood 
conditions.  Circumstances common to the larger 
neighborhood may reflect the unreasonableness of 
the zoning itself, which should be addressed 
through a rezoning or other legislative action. 
 

No evidence has been presented or found by 
staff of unique circumstances peculiar to the 
property. In this case, “circumstances 
common to the larger neighborhood” could 
be considered to reflect an unreasonableness 
of the zoning; as noted above, this is in the 
process of resolution by rezoning or legislative 
action. The purpose of the variance would be 
to allow  the applicant to proceed while the 
City takes such action, and approval should 
stipulate that it is valid only until such time as 
this legislative action is effective.  

PARTIALLY 
MET 

Essential character. The use variance, if granted, 
would not alter the essential character of the 
neighborhood.  This standard requires 
consideration of whether the intent and purpose 
of the chapter and zoning district will be 
preserved, and the essential character of the area 
will be maintained.  
 

The MBD district is meant for customer-facing 
businesses that require access along major 
roads. It is noted that this does not accurately 
describe the conditions on the eastern portion 
of Southfield Road, and also does not 
describe the proposed powder coating 
business. 

PARTIALLY 
MET 
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Criteria Finding Assessment 
Self-created hardship. The hardship is not the 
result of the applicant’s actions.  Under this 
standard, the ZBA shall determine that the 
hardship that led to the use variance request was 
not self-created by the applicant.  Purchase of a 
property with a pre-existing hardship does not 
constitute a self-created hardship.  Financial 
hardships that would prevent reasonable use of 
the property shall be considered but shall not be 
the only determining factor in granting a use 
variance. 
 

Lack of accommodation for small-scale 
manufacturing facilities in the Lincoln Park 
Zoning Code is not a self-created hardship.  

MET 

 
Recommendation 
This request is unique in that it speaks directly to a need that the City has independently identified. The 
proposal offers a desirable new business type in the specific geography that the City finds appropriate for 
it, but has not yet codified. Upon careful review by City staff, it has presented an opportunity to improve a 
zoning amendment in process, and to move a stalled land use goal forward.  
 
The most pressing issue, then, is one of timing. The most straightforward process would be for the City to 
complete the zoning amendment, likely toward the fall of 2020, and the applicant to then submit a 
proposal for Site Plan Review with one of the newly-permitted uses. It is noted that in this process, the 
applicant cannot begin business operations until after the new district and the site plan have both been 
approved. Although not ideal, this is fully within the City’s rights. 
 
An alternative process is recommended wherein the Zoning Board of Appeals grants a limited variance 
stipulating that the variance becomes void at such time as the use described in this report becomes 
permitted in the zoning district which applies to the address. The purpose of this stipulation is because a 
zoning variance “runs with the land”; it is not the intent to permanently allow this specific use on this 
parcel indefinitely and regardless of future context. Staff will work concurrently to update the zoning code. 
 
Proposed Motion 
 
It is recommended that the Lincoln Park Zoning Board of Appeals approve a use variance to permit a low-
intensity powder coating business with the limitations described on pages 2-3 of this report in the 
Municipal Business District at 625 Southfield Road, with the following conditions: 
 

• The variance shall become void at such time as this use becomes permitted in the zoning district 
which applies to the address; and  

• As a new use in the district, the proposal shall receive Site Plan approval from the Planning 
Commission pursuant to all applicable provisions in §1296.01 of the Lincoln Park Zoning Code. 
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