
  
LINCOLN PARK PLANNING COMMISSION 

June 9, 2021 at 7 p.m. 
 

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

Meeting ID: 734 663 2622   
Participant ID is # 

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

A. Site Plan Review: 1079-1083 Chandler – Parking Lot 
B. Site Plan Review: 1282 Dix – Partial Conversion from Nonconforming Use 
C. Conceptual Review: 1504 John A. Papalas – Marijuana Establishment 

VII. Policy Review and Discussion  
A. ZBA Liaison: Lot size and accessory building 

VIII. Education and Training (see June planning report) 
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/


CITY OF LINCOLN PARK 
COUNTY OF WAYNE, STATE OF MICHIGAN 

PLANNING COMMISSION MEETING OF May 12, 2021 

A Planning Commission meeting of May 12, 2021, via Zoom for Lincoln Park, Michigan was called 
to order at 7:00 p.m. by Mr. Kissel, Commencing with the Pledge of Allegiance. 

 
PRESENT: Palmer, Kissel, Horvath, Persinger, Duprey,  LoDuca 
ABSENT: Briones 
EXCUSED: Graczyk 

 ALSO PRESENT: Elizabeth Gunden, Carl Malysz, John Meyers, Maureen Tobin, Joseph Ayello, Ann 
Rudisill, Lilian Ross, Jake Root, Charly Brott, Holly McNeal, Emmanual Kollias, Leah Dumouchel, 
Nick Tsalis, Tom Karnes 

 

APPROVAL OF MINUTES 
Moved by: Persinger to approve the minutes as submitted 
Supported by: Duprey 
MOTION CARRIED unanimously 

 

APPROVAL OF AGENDA 
Moved by: Duprey to approve the agenda as submitted 
Supported by: Persinger 
MOTION CARRIED unanimously 

 

OLD BUSINESS 
 

(A) PUBLIC HEARING: 881 SOUTHFIELD – AUTO REPAIR & SALES 

Public Hearing opened at 7:24 p.m. 

Seeing no public comment and hearing no public comment. 

Public Hearing closed at 7:25 p.m.  
 

 
(B) SITE PLAN REVIEW – AUTO REPAIR & 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, Repair Centers, and Public Garages. This review treats the 
existing business as legally nonconforming, and it evaluates only the proposed addition of the 
Sales use. It explicitly does not grant Special Land Use approval to the existing Automotive Repair 
use. 

Moved that the City of Lincoln Park Planning Commission table the Site Plan Review request for 
auto sales at 881 Southfield Road, as requested in PI 20-003, until additional details are provided. 

 



(C) Special Land Use: 881 SOUTHFIELD – AUTO REPAIR & SALES 
 

The applicant proposes to obtain Special Land Use approval to add an auto sales use 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 proposed use of an automotive repair facility and 
used motor vehicle sales is permitted within the Municipal Business District (MBD) after Special 
Land Use Approval under section 1278.03 of the Lincoln Park Zoning Code, and subject to 
section 1294.14. 

 

Moved that the City of Lincoln Park Planning Commission table the Special Land Use for auto 
sales at 881 Southfield Road, as requested in PI 20-003, until the required details for Site Plan 
Review are provided. 
 
Discussion 
Moved by: Duprey 
Supported by: LoDuca 
MOTION CARRIED unanimously 
 

NEW BUSINESS 
(A) Site Plan Review:  787 SOUTHFIELD- CENTER FOR VETERANS 

The proposed project is a center for veterans, to include space for indoor meetings, charity 
benefits, and activities, as well as outdoor gardens. It is considered an Assembly use under the 
Lincoln Park Zoning Code.  
 
Site Conditions: The 0.22-acre site is located on the corner of Southfield Road and Washington 
Avenue. There is an existing 6-ft. concrete sidewalk along both Southfield Rd. and Washington 
Ave., and the rear (south) side of the property abuts a public alley, which provides the access point 
to the site. There is an existing two-story building on the property. The first floor was previously 
the office space for a construction contracting company and is now vacant, and the second floor 
of the building houses residential apartments. There is an existing wooden fence that surrounds 
the remainder of the lot, which was previously used as the construction material storage yard. 

 
Move that the City of Lincoln Park Planning Commission approve the site plan numbered PPC21-
0012, proposing a Center for Veterans at 787 Southfield Road and consisting of the pages and 
revision dates found under ‘Site Plan Documents’ above, based on the finding that the proposal 
substantially complies with the requirements of §1296.01. This approval is conditional upon the 
submittal, within 45 days of the date of this report, of a revised Site Plan resolving the items noted 
above and subject to administrative review and approval. 

 

Moved by: Palmer 

Supported by: Persinger 

MOTION CARRIED unanimously 
 

(B) CONCEPTUAL REVIEW: 1005 JOHN A. PAPALAS – MARIJUANA ESTABLISHMENT 
The proposed project is a marijuana establishment to include a dispensary for medical and 
recreational marijuana. The proposed use will include office and retail space. 



 

Site Conditions: The site is a 3,000 sq. ft. unit in an existing 23,710 sq. ft. building along John A. 
Palapas Drive. The building sits along John A. Palapas Drive, which borders I-75, and Outer Drive to 
the north is the nearest intersection. The Ecorse River borders the property to the north as well. 
The site has an existing parking lot in the front of the building and an existing loading / employee 
parking area in the rear of the building. There is existing landscaping on the site.  

 
POLICY REVIEW AND DISCUSSION 
 

EDUCATION AND TRAINING 
A. MISCON 2021 MICHIGAN SUSTAINABILITY CONFERENCE 

 
REPORTS FROM DEPARTMENTS AND OTHER BOARDS AND COMMISSIONS 

Dangerous Building  
PUBLIC COMMENTS 
Lilian Ross had a comment about 881 Southfield, expressing concerns about the sidewalk and 
green belt.  

COMMENTS FROM PLANNING COMMISSIONERS 

Comments regarding a ribbon cutting for the Downriver Vets.  

ADJOURNMENT 
Moved by: Horvath to adjourn 
Supported by: Persinger 

MOTION CARRIED unanimously 

Meeting adjourned at 8:36 p.m.  
        
          __________________________ 

MICHAEL HORVATH, Secretary 
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1079-1083 Chandler – Parking Lot 

Site Plan Review 
 

Applicant Community Care Services, represented by Fusco, Shaffer & Pappas, Inc. 

Project Parking Lot  

Address 1079-1083 Chandler Ave. Lincoln Park, MI 48146 

Date June 9, 2021 

Request Site Plan Approval 

Recommendation Approval with Conditions 

 
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 proposed project is a secured parking 
lot for Community Care Services that will 
provide 20 parking spaces for the 
organization’s delivery trucks. Community 
Care Services is a nonprofit agency located 
at 26184 West Outer Drive that specializes 
in the treatment of individuals with mental 
health and substance abuse issues. The 
organization was established more than 30 
years ago. 

Site Conditions 

The 0.27-acre site is located along Chandler 
Avenue just south of West Outer Drive and 
across Chandler Avenue from the existing 

Community Care Services establishment. The Ecorse River flows to the south of the site, which is vacant 
and consists of three lots. There is an existing 4-ft. concrete sidewalk along Chandler Avenue, and the side 
and rear of the property abut residential land uses. The rear of the property is a vacated public alley. The 
proposed parking lot will be fully screened with a 6-ft. masonry wall.  

Figure 1: Aerial View 
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Master Plan 

Future Land Use Classification 
The future land use classifciation for the site is General Commercial. The proposed use of a parking lot is 
consistent with the designation. 
 
Intent, Desirable Uses, and Elements 
The General Commercial land use is intended to provide retail goods and services on a city-wide scale as 
well as a regional scale that draw customers from within and outside the City. This is a suitable location for 
automobile-oriented uses that are not appropriate in pedestrian-oriented City areas such as the downtown, 
including as restaurants with car service, gas stations with or without convenience stores, minor auto repair 
shops, and car washes that comply with special design standards. 

Land Use and Zoning 

Zoning 
The site is zoned Regional Business District (RBD). A 
parking lot is a principally permitted use in the district, 
per §1282.02(u). The site is also located in the flood 
hazard overlay zone where a parking lot is permitted, 
per §1294.36(d)(2). 

Proposed and Existing Uses 

 

 

 

 

Site 
Vacant – Regional Business District 
(RBD) 

North 
Residential – Regional Business District 
(RBD) 

East 
Residential – Regional Business District 
(RBD) 

South 
Residential – Regional Business District 
(RBD) 

West 
Institutional – Regional Business District 
(RBD) 

Figure 2: Zoning Map 

Figure 3: Flood Hazard Overlay Map 
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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. 
For ease of review, only the sheets with an (*) are included in the Planning Commission’s agenda packet. 

Page Sheet Title Original Date Last Revision 

*C1 Boundary & Topographic Survey 04/24/2021 – 

C2 Removal Plan 04/24/2021 – 

C3 Soil Erosion Control Plan 04/24/2021 – 

*C4 Site Layout Plan 04/24/2021 – 

C5 Paving & Grading Plan 04/24/2021 – 

C6 Utility Plan 04/24/2021 – 

C7 Detail Sheet 04/24/2021 – 

C8 Soil Erosion Control Details 04/24/2021 – 

C9 SWMS Details & Maintenance Exhibits 04/24/2021 – 

C10 KSI Details & Drainage Calculations 04/24/2021 – 

C11 Stormtech Layout & Details 04/24/2021 – 

C12 Stormtech Layout & Details 04/24/2021 – 

SN1 Standard Notes 04/24/2021 – 

STM1 Storm Sewer Details 04/24/2021 – 

*L.301 Site Landscape Plan 04/24/2021 – 

L.601 Landscape Specifications 04/24/2021 – 

L.602 Landscape Specifications 04/24/2021 – 

*L.901 Wall Details & Elevation 04/24/2021 – 

*A.S.101 Architectural Site Plan 04/24/2021 – 

A.901 Specifications 04/24/2021 – 

A.902 Specifications 04/24/2021 – 

E.001 
Electrical Drawing Index, Electrical Symbol List & Lighting Fixture 
Schedule 

04/24/2021 – 

E.P.100 Site Plan – Electrical New Work 04/24/2021 – 

E.611 Miscellaneous Wiring Diagrams & Details 04/24/2021 – 

E.612 Miscellaneous Wiring Diagrams & Details 04/24/2021 – 

E.701 Electrical Schedules 04/24/2021 – 

E.901 Electrical Specifications 04/24/2021 – 

E.902 Electrical Specifications 04/24/2021 – 

E.903 Electrical Specifications 04/24/2021 – 

E.904 Electrical Specifications 04/24/2021 – 
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Page Sheet Title Original Date Last Revision 

E.905 Electrical Specifications 04/24/2021 – 

E.X.100 Site Plan – Lighting Photometry 04/24/2021 – 
 

Dimensional Standards 

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

 Required Provided Compliance 

Lot Width Min. 40 ft. ~105 ft. Met 

Street Frontage 
(§1294.09) 

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

No intersections N/A 

Lot Area Min. 4,000 sq. ft. ~11,655 sq. ft.  Met 

Lot Coverage Max. 50% No building Met 

Height 2-Story Building; 25 ft No building N/A 

Setback – Front  30 ft. No building N/A 

Setback – Sides  10 ft., 20 ft. No building N/A 

Setback – Rear  0’ No building N/A 

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. 

There is no building included in this proposal; therefore, the standards of this section do not apply. 

Items to be addressed 

None 
 

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. 
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There are no significant natural features to preserve. The project will require the removal of existing trees 
onsite, to be replaced with new trees and shrubs that meet the landscaping requirements. 

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 4-ft. public sidewalk on Chandler Ave. which provides pedestrian circulation 
separated from the vehicular circulation. The proposal includes replacement of the existing sidewalk, to 
include barrier-free ramps. There are no bicycle lanes on the ROW or bicycle parking facilites proposed.  

Items to be addressed 

� Applicant shall ensure that concrete sidewalks are brought up to City standards. 
 

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. 

 Required Proposed Compliance 

Parking 
Area 

Type B 
§1290.05 

Adequate means of ingress and egress shall 
be provided and shown 

Ingress and egress provided on 
Chandler Ave. 

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 

Proposed parking area will be 
concrete and asphalt. 

Met 

Concrete curbs and gutters Concrete curbs and gutters 
provided 

Met 

When adjoining residential property and/or a 
residential street or alley: 6’ solid masonry 
wall, ornamental on both sides, with bumper 
guards 

Proposed 6’ solid masonry wall 
surrounding parking lot. 

Met 
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 Required Proposed Compliance 
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. 

No residential properties across 
the street. 

N/A 

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

There is ample space for 
maneuvering. 

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. 

Proposed masonry wall 
surrounds the parking lot. 
Along the front of the site, the 
wall has masonry piers with 
opaque aluminum fencing. 

Met 

 
The proposed parking lot use does not have a required number of parking spaces and has 20 spaces. 
 
Items to be addressed 

None 
 

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

There are no required number of spaces for the proposed parking lot; therefore, there are no required 
number of barrier-free spaces. The sidewalk along Chandler Ave. will have barrier-free ramps providing 
access to the parking lot from Chandler Ave. 

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. 

Since the project will only include a parking lot and no building, no loading area is required. 

Items to be addressed 

None 
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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 Rd., Fort St., Dix Ave., and Outer Dr. 

There is no vehicular access to this site from any of these routes (vehicular access is via Chandler Ave.), so 
the standards of this section do not apply. 

Items to be addressed 

None 
 

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. 

Emergency vehicles may access the building via Chandler Ave. 

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 
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. 
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 Required Proposed Compliance 

St
re

et
 L

an
ds

ca
pi

ng
 Greenbelt, 10’ width minimum with 

groundcover 
Proposed 12-ft. and 25-ft. 
greenbelts along Chandler Ave. 

Met 

1 tree and 4 shrubs per 40’ of street frontage  
105’ frontage = 3 trees and 11 shrubs 

3 Columnar Norway Maple 
trees, 12 Tiny Wine Gold 
Ninebark shrubs 

Met 

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

The proposed masonry wall will 
shield any headlights from 
parked vehicles. 

Met 

In
te

rio
r L

an
ds

ca
pi

ng
 10% of total lot area landscaped, including 

groundcover  
(11,655 sf *0.1) = 1,166 sf landscaping 

~3,384 sf landscaped area. Met 

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

Landscaping grouped near 
entrance. 

Met 

1 tree per 400 sf of required landscaping and 1 
shrub per 250 sf of required landscaping  
3 trees and 5 shrubs 

3 Frontier Elms trees, 24 Tara 
Dwarf Prairie Dropseed shrubs 
and 31 Dily’s Hardy Geranium 

Met 

Pa
rk

in
g 

Lo
t 

1 deciduous or ornamental tree per 10 parking 
spaces  
20 parking spaces = 2 trees 

3 interior trees count toward 
interior landscaping 
requirements. 2 additional trees 
required to meet parking lot 
landscaping requirements. 

NOT MET 

100 sf of planting area per tree >100 sf of planting area Met 

Sc
re

en
in

g 

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

No waste receptacle proposed. N/A 

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

Proposed 6-ft. masonry wall 
proposed around parking lot. 

Met 

 
Items to be addressed 

� Applicant shall provide the two required parking lot trees. 
 

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 comply with soil erosion control standards.  
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� A Soil Erosion and Sedimentation permit must be obtained from 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. 

The site will use stormwater utilities, which are under the jurisdiction of Wayne County. There is no 
building that would use water and sewer facilities.  

Items to be addressed 

� Applicant shall work with the City Engineer to review the stormwater system to determine the 
appropriate permitting process. 
 

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. Additionally, the site is located within 
the flood hazard overlay and must comply with the requirements of §1294.36. Plans should indicate the 
location of the floodplain and elevations, and proof of development permission from all applicable state 
and federal agencies is also required. 

Items to be addressed 

� Applicant shall work with the City Engineer to the review stormwater system to determine the 
appropriate permitting process. 

� Applicant shall meet the requirements in §1294.36 Flood Hazard Overlay Zone. 
� Applicant shall indicate the location of the floodplain and elevations on the site plan. 
� Applicant shall provide proof of development permission in a flood hazard area from all applicable state 

and federal agencies. 
 

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. 

The plans indicate that there will be four new light fixtures – one at the entrance and three in along the 
edges of the parking lot. The photometric plan indicates that the proposed lighting meets the footcandle 
standards in the ordinance. The plans do not show images of the proposed lighting in order to determine 
that the proposed lighting will deflect away from adjacent properties and will not impede the vision of 
traffic along the street. 
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Items to be addressed 

� Applicant shall provide manufacturer specifications for all new lighting. 
 

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 indication of 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. 

The proposed electrical panel on the southeast corner of the site and the card reader at the entrance are 
sufficiently screened with trees, shrubs, and the masonry wall.  

Items to be addressed 

None 
 

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

Signs shall be permitted by the Building Department in accordance with the Lincoln Park Sign Ordinance, 
though the plans do not indicate any proposed signage. 

Items to be addressed 

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

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. 

There is no indication of hazardous substances and polluting materials to be used or stored on-site at the 
facility. 

Items to be addressed 

None 
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SITE DESIGN STANDARDS FOR USES PERMITTED AFTER SPECIAL APPROVAL 
All applicable standards for uses permitted after special approval are met. 

The proposed parking lot is a principal permitted use in the district. 

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 

� Work in a flood hazard area requires development permission from applicable state and federal 
agencies. 

� Applicant to secure all appropriate agency reviews as needed. 
 

VARIANCES 

No variances are anticipated from this proposal. 

Items to be addressed  

None 
 

RECOMMENDATIONS 

Findings 

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

Conditions of Approval 

Conditions to be Addressed Before Approval Letter is Issued 

� Applicant shall provide the two required parking lot trees. 
� Applicant shall indicate the location of the floodplain and elevations on the site plan. 
� Applicant shall provide manufacturer specifications for all new lighting. 

Conditions of Approval 
� Applicant shall ensure that concrete sidewalks are brought up to City standards. 
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� Applicant shall work with the building superintendent, City Engineer, and Lincoln Park Department of 
Public Services to comply with soil erosion control standards.  

� A Soil Erosion and Sedimentation permit must be obtained from Wayne County. 
� Applicant shall work with the City Engineer to the review stormwater system to determine the 

appropriate permitting process. 
� Applicant shall meet the requirements in §1294.36 Flood Hazard Overlay Zone. 
� Applicant shall provide proof of development permission in a flood hazard area from all applicable state 

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

Ordinance if any signs are proposed. 
� Applicant to secure all appropriate agency reviews as needed. 

Proposed Motion 

I move that the City of Lincoln Park Planning Commission approve the site plan numbered PPC21-0018, 
proposing a parking lot at 1079-1083 Chandler Avenue and consisting of the pages and revision dates 
found under ‘Site Plan Documents’ above, based on the finding that the proposal substantially complies 
with the requirements of §1296.01. This approval is conditional upon the submittal, within 45 days of the 
date of this report, of a revised Site Plan resolving the items noted above and subject to administrative 
review and approval. 
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Elizabeth Gunden

From: Elizabeth Gunden
Sent: Friday, May 14, 2021 10:51 AM
To: John Kozuh; Fire Chief; Irenda Lockhart; Robert Wright; Ray Watters; Krystina Erdos; 

jdhollandsworth@hengineers.com
Cc: Leah DuMouchel
Subject: RE: Site Plan Review Request: 1079-1083 Chandler - Parking Lot

Good morning, John –  
 
Thank you for your review! I believe that the items you’re looking for are in the document called “chandler full 
ste.pdf” (it is the second document in the shared folder), but please correct me if I am wrong! This is a very large 
file, so please let me know if you are having trouble accessing it. 
 
Thanks, 
Liz 
 

From: John Kozuh <JKozuh@citylp.com>  
Sent: Friday, May 14, 2021 8:45 AM 
To: Elizabeth Gunden <egunden@bria2.com>; Fire Chief <FChief@citylp.com>; Irenda Lockhart <ILockhart@citylp.com>; 
Robert Wright <RWright@citylp.com>; Ray Watters <RWatters@citylp.com>; Krystina Erdos <KErdos@citylp.com>; 
jdhollandsworth@hengineers.com 
Cc: Leah DuMouchel <ldumouchel@bria2.com> 
Subject: RE: Site Plan Review Request: 1079‐1083 Chandler ‐ Parking Lot 
 
Elizabeth: A quick review of the parking lot, I don’t see the following: 1. What is the parking lot product? bituminous or 
concrete? 
                                                                                                                             2.  cross sectional thickness, base product? 
                                                                                                                              3. is there a perimeter edge? concrete curbing , 
bituminous curb ? 
                                                                                                                              4. drainage ? no c.b. , no grades to indicate sheet 
drainage , and where is storm water going?  
                                                                                                                                
 
John Kozuh 
DPS Director 
City of Lincoln Park 
 

From: Elizabeth Gunden <egunden@bria2.com>  
Sent: Thursday, May 13, 2021 5:08 PM 
To: Fire Chief <FChief@citylp.com>; Irenda Lockhart <ILockhart@citylp.com>; Robert Wright <RWright@citylp.com>; 
Ray Watters <RWatters@citylp.com>; Krystina Erdos <KErdos@citylp.com>; John Kozuh <JKozuh@citylp.com>; 
jdhollandsworth@hengineers.com 
Cc: ldumouchel@bria2.com 
Subject: Site Plan Review Request: 1079‐1083 Chandler ‐ Parking Lot 
 
Hello! 
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Please find below a link to a folder with a set of plans for a proposed parking lot at 1079-1083 Chandler. The 
parking lot will be part of Community Care Services, which is located at 26184 West Outer Drive. Comments are 
appreciated by reply to this email by Friday, May 28th. Thank you! 
 

 1079-1083 Chandler - Parking Lot 
 
Liz Gunden, AICP 
Project Planner 
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: 734.239.6615 
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1282 Dix – Retail (Partial Conversion from Nonconforming Use) 

Site Plan Review 
 

Applicant Richard Cherry  

Project Retail (Partial conversion from nonconforming use) 

Address 1282 Dix Hwy, Lincoln Park, MI 48146 

Date June 9, 2021 

Request Site Plan Review  

Recommendation Approval with Conditions 

 
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 use a section of the 
existing building for a cutlery retail store. This 
1,200 sq. ft. section of the building is the square 
section to the north. The applicant approximates 
that 80% of sales will be online and the remaining 
20% will be in-store sales, with roughly 1 to 3 
customers a day. The applicant currently leases the 
remaining 1,600 sq. ft. of the building to a tennant 
for an optical wholesale establishment. The 
wholesaling use is considered a legal 
nonconforming use, which may continue, but it 
may not expand or resume if discontinued. The 
subject of this site plan review transforms a portion 
of the building to support this conforming retail 
use, and the existing wholesale optical 
establishment is not part of this review. 

Site conditions 
The 0.20-acre parcel is located on the northwest corner of the intersection of Dix Highway and University 
Avenue. There is a parking area at the rear of the building with room for 12 parking spaces accessed via 

Figure 1: Aerial of Site 
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the alley from University Avenue. Of the 12 spaces, 2 are barrier-free spaces. To the northeast of the site is 
another commercial property that currently operates as a bank, to the northwest is a residential district, to 
the southwest is a parking lot that serves an adjacent building with four commercial businesses, and to the 
southeast across Dix Highway and north of University Avenue is a used tire shop. 

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. The in-person retail business fits within the intent of the future land use designation. 
However, the online sales share similar characteristics to warehousing operations which does not fit within 
the intent of the general commercial future land use designation.  
 
Land Use and Zoning 

Zoning 
The parcel is zoned Neighborhood Business District. 
The proposed in-person retail use falls under the 
category of “retail” which is a principally permitted 
use in the Neighborhood Business District. Internet 
sales is currently not defined by the City; however, 
section 1276.03(g) permits uses similar to the 
principal permitted uses in the district, after the 
Planning Commission has determined that such uses 
are in harmony with the character of the district and 
the purpose and intent of the Comprehensive 
Development Plan of the City. Wholesaling is not a 
permitted use in the district; however, the existing 
wholesale optical use is considered legal 
nonconforming. Section 1292.01 states that it is the 
intent of the Ordinance “to gradually eliminate 
nonconforming uses or decrease their 
nonconforming status,” which is precisely what this 
proposal will accomplish. 
 
Proposed and Existing Uses 

Site Commercial; Neighborhood Business District (NBD) 

North-West Residential; Single Family Residential District (SFRD) 
North-East Commercial; Neighborhood Business District (NBD) 
South-East Commercial; Neighborhood Business District (NBD) 
South-West ROW (alley) & Residential; Single-Family Residential District (SFRD) 

 

Figure 2: Zoning Map 
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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 

A-1 Site Plan 05/07/2021  

A-2 Floor Plan  05/07/2021  

A-3 Exterior Elevations  05/07/2021  
 

Dimensional Standards 

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

 Required Provided Compliance 

Lot Width Min. 40 ft. 103 ft. Met 

Street Frontage 
(§1294.09) 

Shrubbery and low retaining walls 
height < 2 ½’; tree branch height > 8’  

No trees or shrubs 
existing or proposed. 

N/A 

Lot Area Min. 4,000 sq. ft. 8,549 sq. ft. Met 

Lot Coverage Max. 50% 2,996/8,549 = 35% Met 

Height 2-Story Building; 25 ft 15.5 ft. Met 

Setback – Front  0 0 ft. Met 

Setback – Sides  0 39 ft. Met 

Setback – Rear  0 1.5 ft. 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’ 
Met 

• Architectural variety 
• Similar materials and entrances to buildings within 500’. Primarily brick/block, single-

story, with flat roofs, with shingled overhang/awning. 

Met 
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Required Compliance 

 
1 block South on Dix Hwy – single-story, square, brick, shingled awning flat roof 
 

 
1 block North on Dix Hwy – single-story, square, brick, flat roof  

• 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).  
South Elevation (side): 93% painted wood siding (1,093 sf / 1,177 sf) 

o Painted wood siding: ~1,093 sf 
o Windows and door (exempt): ~38 sf  
o Asphalt shingles: ~84 sf 
o Total Area: ~1,215 sf 

North Elevation (side): 82% masonry block & painted wood siding (918 sf / 1,117 sf) 
o Masonry CMU Block (painted): ~665 sf 
o Painted wood siding: ~253 sf 
o Asphalt shingles: ~199 sf 
o Total Area: ~1,117 sf 

East Elevation (front): 51% painted wood siding (412 sf / 811 sf) 
o Painted wood siding: ~412 sf 
o Windows and door (exempt): ~105 sf 
o Asphalt shingles: ~399 sf 
o Total Area: ~916 sf 

West Elevation (rear): 93% masonry block (781 sf / 844 sf) 
o Masonry CMU Block (painted): ~781 sf 
o Metal (doors): ~63 sf 
o Total Area: ~844 sf 

NOT MET 
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Required Compliance 
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). 

• Natural colors (bright for decorative features only)  
Existing building is painted natural tan with red trim and accents.  

 
 
 

Met 
 

• Façade: <100’ uninterrupted Building is ~63 ft. wide 
• 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 All sides are painted the same color. 

Met 

• Windows: vertical, recessed, visually obvious sills. No windows on side elevations. 
• Spaces between windows = columns, mullions, or material found elsewhere on the 

façade 
• Front facades > 25% windows 11% transparency [105 sf (windows + doors) / 916 sf] 
• Size, shape, orientation, spacing to match buildings within 500’ 

Met 
Met 

 
NOT MET 

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) Larger front door with distinctive door pull, red 
accent colors compliment natural tan building 

Met 

• Pitched / shingled roof forms suggested; overhanging eaves with slope of 0.5 to 1 
• Rooflines >100’ = roof forms, parapets, cornice lines N/A 
• Roof-top mechanical equipment screened by roof form. Existing roof-top mechanical 

not screened 

NOT MET 

 
The existing building does not meet the standards for building material or transparency. As the proposal 
does not include changes to the building façade, the City has historically permitted existing façade 
conditions to remain. 

Items to be addressed 

None 
 

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 a 6-ft. public sidewalk along Dix Hwy. and University Ave., which provides pedestrian 
circulation separated from the vehicular circulation. There are no bicycle lanes on the ROW or bicycle 
parking facilites proposed.  

Items to be addressed 

� Applicant shall ensure that concrete sidewalks are brought up to the City’s standards. 
 

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 indicate a parking formula 
for the proposed use of a retail establishment. While this review does not include the existing wholesale 
use, the existing parking lot accommodates the requirements for both the retail (4 spaces) and wholesaling 
(1 space) uses.  

Use Required Proposed Compliance 

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

1,123 sf GFA / 250 = 4.49 spaces 

(Building total: 2,296 sf GFA / 250 = 9.18) 

12 existing Met 

 

 Required Proposed Compliance 

Parking 
Area Type 

B 
§1290.05 

Adequate means of ingress and egress shall be 
provided and shown 

Parking lot ingress / egress 
is via the public alley to 
the west. 

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 

Existing asphalt surface 
appears to be in good 
condition and is sloped to 
drain to the west. 

Met 

Concrete curbs and gutters Existing curb locations 
noted on site plan. No 
change to existing curbs 
proposed. 

Met 
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 Required Proposed Compliance 
When adjoining residential property and/or a 
residential street or alley: 6’ solid masonry wall, 
ornamental on both sides, with bumper guards 

There is an alley between 
the parking area and 
residential property. There 
is an existing wooden 
fence between the alley 
and residential area. 

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. 

There is an existing 
wooden fence between 
the alley and residential 
area. There is no space on 
the site for the required 
masonry wall and 
landscaping. 

Met 

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

The parking lot provides 
ample room for backing 
and maneuvering. 

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. 

Each parking space 
abuting the sidewalk has 
a curb of at least 6 inches 
high to prevent cars from 
extending into the 
sidewalk. 

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 

1-25 1 2 existing 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 

0 to 2,000 0 0 Met 
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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. 

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 Rd., Fort St., Dix Ave., and Outer Dr. 

There is no vehicular access to this site from any of these routes (vehicular access is via the public alley 
behind the building), so the standards of this section do not apply. 

Items to be addressed 

None 
 

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 is via Dix Hwy, University Ave or the alley west of the site. The Lincoln Park Police 
Department has reviewed this plan and indicates 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 
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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 

There is a 9’ greenbelt between 
the sidewalk and Dix Hwy. The 
sidewalk abuts University Ave. 
except for a small 90 sq. ft. 
grass area. 

NOT MET 

1 tree and 4 shrubs per 40’ of street frontage  
103’ (Dix Hwy.) + 84’ (University Ave.) = 187’ 
frontage = 5 trees and 19 shrubs 
30% redevelopment standard: 2 trees and 6 
shrubs 

Not provided. There are existing 
perernnial plantings on the 
south side of the building. 

NOT MET 

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

Not provided. NOT MET 

In
te

rio
r L

an
ds

ca
pi

ng
 

10% of total lot area landscaped, including 
groundcover 
8,549 sf (0.1) = 855 sf 
30% redevelopment standard: 257 sf  

No interior landscaping provided 
excluding the existing perennial 
plantings on the south side of 
the building. 

NOT MET 

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

Existing perennial plantings on 
south side of building grouped 
near walkway and entrance. No 
other interior landscaping. 

Met 

1 tree per 400 sf of required landscaping and 1 
shrub per 250 sf of required landscaping  
2 trees and 3 shrubs; 30% redevelopment 
standards: 1 tree and 1 shrub 

No interior landscaping 
provided; excluding the 
greenbelt along Dix Hwy, the 
entire lot is covered with the 
building and parking lot. 

NOT MET 

Pa
rk

in
g 

Lo
t 

1 deciduous or ornamental tree per 10 parking 
spaces  
12 spaces = 1 tree, 30% redevelopment 
standard = 0.3 trees = 0 trees 

No parking lot trees provided. N/A 

100 sf of planting area per tree Not applicable. N/A 

Sc
re

en
in

g 

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

Existing waste receptacle to 
remain; no screening wall 
proposed. 

NOT MET 

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

There is an existing wooden 
fence between the alley and the 
adjacent residential uses; the 
size of the property and the 

N/A 
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 Required Proposed Compliance 
existing building does not fit the 
required screening buffer. 

 

Overall, the site is hardscaped with the exception of a greenbelt along Dix and a small grass area between 
the sidewalk and University. In the aerial view, it appears that the parking lot has had recent attention that 
did not include modifications to increase its conformity with the Zoning Code – in particular, there are four 
parking spaces positioned so that their headlights shine into the Dix Highway right-of-way that the 
Planning Commission may require to be screened. In addition to this consideration, the required greenbelt 
trees and waste receptacle screening shall be implemented.  

Items to be addressed 

� Planning Commission waiver requested for 1’ reduction in Dix greenbelt width; greenbelt standards on 
University Ave; and interior landscaping area and planting requirements. 

� Planning Commission to consider whether to require obscuring hedge for four (4) parking spaces 
positioned such that headlights shine into the Dix Highway right-of-way. 

� Applicant shall provide the required street landscaping along Dix Highway to meet the 30% 
redevelopment standard (2 trees and 6 shrubs). 

� Applicant shall show waste receptacle screening meeting ordinance requirements, including installation 
detail. 

 

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 site is served by public water and sewer, and the existing utilities and lead for the commercial site are 
being reused. No new water line or sanitary sewer systems are proposed for the site.  

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. 
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� It is highly recommended that the existing sanitary sewer service be videotaped to determine the 
condition of the service lead. 

 

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. No new stormwater management 
system is proposed to the site. 

Items to be addressed 

� Applicant shall work with the City Engineer to review stormwater management system to determine 
the appropriate permitting process. 
 

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. 

1276.06, Required Conditions (NEIGHBORHOOD 
BUSINESS DISTRICT) 

Proposed Compliance 

All lighting in connection with permitted business uses 
shall be so arranged as to reflect away from adjoining 
residence buildings or residentially zoned property, and 
shall be no greater than ten (10) foot candles at any point 
upon the lot, and no greater than one (1) foot candle 
along any lot line. 

No new lighting fixtures proposed. 
Two lighting fixtures exist in the rear 
of the building illuminating the 
parking lot. No details on current 
fixtures provided. 

INQUIRY 

 
Items to be addressed 

� If new lighting is proposed, applicant shall provide manufacturer specifications to ensure that lighting is 
arranged to deflect away from adjacent properties. 
 

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

There is existing roof-top mechanical equipment that is not screened. Should the existing equipment be 
replaced, it would need to be screened in accordance with Ordinance requirements. 

Items to be addressed 

None 
 

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. 
Sign information 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. 

 

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. 

There is no indication of hazardous substances and polluting materials to be used or stored on-site at the 
facility. 

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. 

No additional standards are required for this approval. 

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 



 

1282 Dix – Partial Conversion from Nonconforming Use - Site Plan Review - 13 of 14 

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

applicable. 
 

Items to be addressed 

� Applicant to secure all appropriate agency reviews as needed. 
 

VARIANCES 
No variances are anticipated in conjunction with this development. 

Items to be addressed 

None 
 

RECOMMENDATIONS 

Findings 

The proposal is substantially in compliance with §1296.01, Site Plan Review. The one outstanding issue for 
the Planning Commission to decide is whether to require an obscuring hedge to prevent headlights from 
shining from the parking lot into the Dix Highway right-of-way. This would require amending the Proposed 
Motion by adding the following statement: ‘This approval is conditional upon the inclusion of an obscuring 
hedge along that portion of the parking area where headlights from parked cars may shine directly into the 
Dix Highway right-of-way.”  

Waivers and Conditions 

Waivers: 

� Planning Commission waiver requested for 1’ reduction in Dix greenbelt width; greenbelt standards on 
University Ave; and interior landscaping area and planting requirements. 
 

Conditions to be addressed before approval is issued: 

� Applicant shall provide the required street landscaping to meet the 30% redevelopment standard (2 
trees and 6 shrubs). 

� Applicant shall show waste receptacle screening meeting ordinance requirements, including installation 
detail. 

� If new lighting is proposed, applicant shall provide manufacturer specifications to ensure that lighting is 
arranged to deflect away from adjacent properties. 

Conditions of approval: 

� Applicant shall ensure that concrete sidewalks are brought up to the City’s standards. 
� Applicant shall work with the building superintendent, City Engineer, and Lincoln Park Department of 

Public Services to review soil erosion practices as needed.  
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� 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. 

� It is highly recommended that the existing sanitary sewer service be videotaped to determine the 
condition of the service lead. 

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

� Applicant to secure all appropriate agency reviews as needed. 

 

Proposed Motion 

I move that the City of Lincoln Park Planning Commission approve the site plan numbered PPC21-0017, 
transforming a portion of an existing nonconforming wholesale use to a conforming retail use at 1282 Dix 
Highway and consisting of the pages and revision dates found under ‘Site Plan Documents’ above, based 
on the finding that the proposal substantially complies with the requirements of §1296.01. This approval is 
conditional upon the submittal, within 45 days of the date of this report, of a revised Site Plan resolving the 
items noted above and subject to administrative review and approval. 
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Elizabeth Gunden

From: Ray Watters <RWatters@citylp.com>
Sent: Wednesday, May 12, 2021 3:07 PM
To: Elizabeth Gunden
Subject: Re: Site Plan Review Request: 1282 Dix - Retail as a Second Use

The police department has no issues with the cutlery business moving forward.  
 
 
Chief R.Watters  

From: Elizabeth Gunden <egunden@bria2.com> 
Sent: Wednesday, May 12, 2021 2:49 PM 
To: Fire Chief <FChief@citylp.com>; Irenda Lockhart <ILockhart@citylp.com>; Robert Wright <RWright@citylp.com>; 
Ray Watters <RWatters@citylp.com>; Krystina Erdos <KErdos@citylp.com>; John Kozuh <JKozuh@citylp.com>; 
jdhollandsworth@hengineers.com <jdhollandsworth@hengineers.com> 
Cc: ldumouchel@bria2.com <ldumouchel@bria2.com> 
Subject: Site Plan Review Request: 1282 Dix ‐ Retail as a Second Use  
  
Hello! 
  
Please find attached a set of plans for 1282 Dix. The proposal is to add retail space for a cutlery business, while the 
existing wholesale optical company will remain as is. Comments are appreciated by reply to this email by Friday, 
May 28th. Thank you! 
  
Liz Gunden, AICP 
Project Planner 
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: 734.239.6615 
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1504 Papalas – Marijuana Establishment 

Site Plan Review 
 

Applicant RJB Enterprises, LLC 

Project Pleasantrees Lincoln Park 

Address 1504 John A. Papalas Drive, Lincoln Park, MI 48146 

Date June 9, 2021 

Request Conceptual Site Plan Review 

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 proposes to retrofit the interior of the 
existing suite to allow for vertical marijuana operations 
including retail, cultivation, and processing. It is 
contemplated to be developed in two phases, with the 
first being the retail store, comprising of 5,096 sq. ft. The 
second phase, which includes the cultivation and 
processing aspects of the vertical license, comprises of 
27,693 sq ft. There are no major renovations proposed 
for the exterior of the building.  

Site conditions 
The suite sits inside of an existing 106,014 sq. ft. 
building. The building fronts onto John A. Papalas Drive 
which intersects Cicotte Ave to the north and Southfield 
Road to the south. Additionally, the building is visible 
from I-75 but there is no direct access except from John 
A. Papalas Drive. The main parking lot is in front of the 
building off of John A. Papalas Drive., and there is 

supplemental parking and loading bays in the rear. Existing exterior landscaping includes trees and lawn 
grass.  

Figure 1: Aerial View 

Phase 2 

Phase 1 
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Master Plan 

Future Land Use Classification 
The future land use classification for this property is industrial which is consistent with this proposed use.  

Land Use and Zoning 

Zoning 
The property is zoned General Industrial District 
(GID). The proposed use (marijuana establishment) is 
permitted after special approval under section 
1286.03(h). 

Proposed and Existing Uses 

 

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 

- Cover Sheet 05/14/2021  

ASP.1 Architectural Plan, Elevations, and Site Plan 05/14/2021  

M-401 Mechanical and Plumbing Plans 04/09/2021  
 

Dimensional Standards 

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

Site General Industrial District (GID) 
North Industrial building, General Industrial 

District (GID) 
East John A. Papalas Dr then I-75, then 

warehouse storage, Light Industrial 
District (LID) 

South Industrial building, General Industrial 
District (GID) 

West Railroad then industrial storage, 
General Industrial District (GID) 

Figure 2: Zoning Map 
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 Required Provided Compliance 

Lot Width Min. 100 ft. ~800 ft. Met 

Street Frontage 
(§1294.09) 

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

No intersections on the 
site 

N/A 

Lot Area Min. 43,560 sq. ft. 433,422 sq. ft.  Met 

Lot Coverage Max 75% ~33%  
(106,014 / 318,079) 

Met 

Height 40 ft. max 21’ 4” Met 

Setback – Front  25 ft. 105’ 8” Met 

Setback – Sides  25 ft. (2 sides combined >50 ft.) 91’, 50’ Met 

Setback – Rear  25 ft. 106’ 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’ 
Met 

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

 
Figure 3: Building to the North of the Site, viewed from Papalas Dr looking South. 

Met 
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Required Compliance 

 
Figure 4: Building to the South of the Site viewed from Papalas Dr looking West. 
• 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) 

RETAIL UNIT (PHASE 1) 
South Elevation (Front): 100% brick (713 sf / 713 sf) 
Brick: ~713 sf 
Windows & doors (exempt): ~141 sf 
Total: ~854 sf 

North Elevation (Rear): 82% brick (704 sf / 854 sf) 
Brick: ~704 sf 
Metal doors: ~150 sf 
Total: ~854 sf 

CULTIVATION & PROCESSING UNIT (PHASE 2) 
No details provided. 

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)  

• Natural colors (bright for decorative features only) Existing building is natural brick 

Met for 
Phase 1 

 
INQUIRY 

for Phase 2 

• 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 
• All sides similar 

Met 

• Windows: vertical, recessed, visually obvious sills 
• Spaces between windows = columns, mullions, or material found elsewhere on the 

façade 
• Front facades > 25% windows Phase 1: ~17% windows (141 sf / 854 sf); Phase 2: no 

details provided. 
• Size, shape, orientation, spacing to match buildings within 500’ 

NOT MET 
for Phase 1 

 
INQUIRY 

for Phase 2 

• 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) Door pulls, display windows, pedestrian-scale lighting 

Met 

• Pitched / shingled roof forms suggested; overhanging eaves with slope of 0.5 to 1 
• Rooflines >100’ = roof forms, parapets, cornice lines  
• Roof-top mechanical equipment screened by roof form. Screening provided 

Met 
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Building façade details are needed for the cultivation and processing portion of the building (Phase 2). 
There are no proposed changes to the existing building façade, other than screening mechanical 
equipment and the addition of a sign. This is an existing unit in an existing building and does not meet 
window transparency requirements (transparency is 17% compared to the required 25%). As the proposal 
does not include changes to the existing façade, the City has historically permitted existing façade 
conditions to remain.  

Items to be addressed 

� Applicant shall provide building elevations for the entire project, to include both phases of the 
development. 
 

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 is no significant natural features on the site. 

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. 

There are sidewalks leading from building entrances to the parking lot and spanning the front of the 
building but there is no sidewalk connecting to John A. Papalas Drive. John A. Papalas Drive does not have 
any pedestrian or bicycle facilities.  

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. 
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Use Required Proposed Compliance 

Retail stores, except as 
otherwise specified herein 
(includes marijuana 
retailers and provisioning 
centers) 

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

5,267 sf GFA / 250 = 12.11 = 21 
spaces 

22 “designated 
spaces” in front of unit 

Met 

Marijuana growing facility; 
Marijuana processing 
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. 

27,945 sf / 1,000 = 28 spaces 
Employee numbers unknown at this 
point 

The existing parking lot 
has 234 spaces, which 
should provide ample 

parking when the 
development is ready 

for Phase 2, but 
employee numbers are 
needed to determine 
required number of 

spaces 

INQUIRY 

 

 

 Required Proposed Compliance 

Parking 
Area 

Type C 
§1290.05 

Adequate means of ingress and egress shall 
be provided and shown. 

Two existing ingress and 
egress points from John A. 
Papalas Drive. 

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. 

No changes to the existing 
material. Appears to be in 
adequate condition 

Met 

Concrete curbs and gutters. Existing concrete curbs and 
gutters. 

Met 

When adjoining residential property and/or a 
residential street or alley: 6’ solid masonry 
wall, ornamental on both sides, with bumper 
guards. 

Does not adjoin residential 
property. 

N/A 

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. 

Does not adjoin residential 
property. 

N/A 

Lighting deflected away from residential 
areas; 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 

Does not adjoin residential 
property; there does not 
appear to be any existing 
existing or proposed parking 
lot lighting. 

N/A 
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 Required Proposed Compliance 
motorist visibility on adjacent rights-of-way; 
Lighting height <25 ft.  
Where street setback lines are provided by 
ordinance or established through the 
adoption of a street and traffic plan, such 
setback lines shall be maintained. 

N/A N/A 

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. 

There are no public sidewalks. N/A 

 

Items to be addressed 

� Applicant shall provide employee number details for parking requirements of Phase 2 development. 
 

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 

26 to 50 2 11 existing barrier-free spaces 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. 

Use Gross Floor Area 
Loading Spaces – 

Required 
Loading Spaces – 

Provided 
Compliance 

Retail (Phase 1) 2,001 to 5,000 1 1 Met 

Cultivation & 
Processing (Phase 2) 

20,001 to 50,000 
1 plus 1/20,000 in 
excess of 20,000 

2 Met 

 
 
 
Items to be addressed 
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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. 

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 Rd., Fort St., Dix Ave., and Outer Dr.  

There is no access to this site from any of these routes, so the standards of this section do not apply. 

Items to be addressed 

None 
 

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. 

Emergency vehicles may access the building via John A. Papalas Drive. 

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. 

There are no new streets 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. 
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 Required Proposed Compliance 

St
re

et
 L

an
ds

ca
pi

ng
 

Greenbelt, 10’ width minimum with 
groundcover 

Existing greenbelt is ~40’ at 
minimum and 48’ at maximum 
along John A. Papalas Dr.  

Met 

1 tree and 4 shrubs per 40’ of street frontage  
800’ frontage = 20 trees and 80 shrubs 
30% redevelopment standard: 6 trees and 24 
shrubs 

17 existing trees in greenbelt, 
no shrubs.  

Partially  
Met 

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

Not provided. No change 
proposed 

In
te

rio
r L

an
ds

ca
pi

ng
 

10% of total lot area landscaped, including 
groundcover  
(433,422 sf *0.1) = 43,422 sf landscaping 
30% redevelopment standard: 13,027 sf 

~42,993 sq. ft.  Met 

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

Interior landscaping is near 
entrances and building front. 

Met 

1 tree per 400 sf of required landscaping and 1 
shrub per 250 sf of required landscaping  
43,422 sf = 109 trees and 174 shrubs 
30% redevelopment standard: 33 trees and 52 
shrubs 

22 existing trees in interior area, 
no existing shrubs. 4 additional 
shrubs proposed. 

Partially  
Met 

Pa
rk

in
g 

Lo
t 

1 deciduous or ornamental tree per 10 parking 
spaces  
234/10 = 23.4 = 23 trees 
30% redevelopment standard: 7 trees 

Existing trees on the site count 
toward street and interior 
landscaping requirements. No 
additional trees provided. 

No change 
proposed 

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 

Proposed trash enclosure is not 
a masonary wall and does not 
meet the requirements of 
§1296.02(QQ). 

NOT MET 

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

N/A N/A 

The subject of this request is one unit in a multiunit building, and the standard of review is that no 
proposed change shall increase nonconformity with the Zoning Code. We have compared the existing 
condition to the proposal and found that the proposed improvements generally meet this standard, though 
they fall short of what would be required for even a gradual redevelopment of the site.  
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Items to be addressed 

� Applicant shall provide the required masonry wall screening with locking details around the waste 
receptacle. 
 

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 comply with soil erosion control standards.  
 

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 site is served by public water and sewer. If the existing sanitary sewer is going to be reused, the 
architect should verifiy that the existing sanitary service is adequate to handle the required flows for the 
building’s use. If it is being reused, it is important that the developer realize this existing sanitary service is 
old and may have reached its life expectancy. It is highly recommended that the existing sanitary sewer 
service be videotaped to determine the condition of the service lead. If the existing water service is a lead-
type service or undersized, it will be required to be removed and replaced. The design professional must 
verify the existing water service type, size, and lead capicity and should verify that the existing service is 
adequate to handle the required flows. 

Items to be addressed 

� The applicant shall verify that the existing sanitary service is adequate to handle the required flows for 
the building’s use. 

� It is highly recommended that the existing sanitary service be videotaped to determine the condition of 
the service lead. 

� Applicant shall verify the existing water service type, size, and lead capacity and shall verify that the 
existing service is adequate to handle the required flows. 
 

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. 
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Stormwater management is under the jurisdiction of Wayne County. No new stormwater management 
system is proposed on the site. 

Items to be addressed 

� Applicant shall work with the City Engineer to review stormwater system to determine the appropriate 
permitting process. 
 

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. 

Three new exterior lighting fixtures are proposed on the front façade and one new fixture on the rear 
façade. The fixtures appear to shine downward though no manufacturers specifications or photometric 
plan has been provided. No details on exterior lighting have been provided for Phase 2 of the development. 

Items to be addressed 

� Applicant shall provide lighting details for the entire project, to include both phases of the 
development. 

� Applicant shall provide manufacturer specifications for all new lighting, and a photometric plan.  
 

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 indication of 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. 

The proposal includes replacing the roof-top mechanical equipment and will be properly screened. 

Items to be addressed 

None 
 

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

Signs shall be permitted by the Building Department in accordance with the Lincoln Park Sign Ordinance. 
Sign information presented during site plan review is for illustrative purposes only.  
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Items to be addressed 

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

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 Michigan Department of Environment, Great Lakes, and Energy offers the following guidance 
regarding hazardous materials and waste generated from growing and processing marijuana:  

“Marijuana can be processed in a variety of ways. While it is anticipated that most of the waste streams 
will be eligible for disposal in a municipal solid waste landfill, others may require management in a 
hazardous waste landfill. Therefore, each waste stream will need to be evaluated by the generator of the 
waste for the presence of both listed and characteristically hazardous wastes. For example, the use of 
various flammable chemicals during the processing of marijuana could generated wastes that are 
characteristically hazardous for ignitability and/or toxicity. It’s important to remember that each waste 
stream from each generating location will need to be fully evaluated to determine the proper disposal 
options. Wastewater from the operation should be managed in compliance with the EGLE guidance 
document, Protecting Water Resources when Growing and Processing Marijuana.” 

Items to be addressed 

� Applicant shall provide a documented evaluation of each waste stream generated by both 
operations which includes all listed and characteristically hazardous wastes, including disposal 
details by waste type.  

� Applicant shall provide documentation of compliance with the EGLE document titled “Protecting 
Water Resources when Growing and Processing Marijuana.”  
 

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

 Required Proposed Compliance 

Se
tb

ac
k 200 ft setback from public or private schools 

providing education for kindergarten through 
12th grade 

There are no educational 
facilities within 200 ft. of the 
site. 

Met 

Pe
rf

or
m

a
nc

e 
 Shall comply with all performance standards as 

set forth in Section 1294.31. Such compliance 
shall specifically include adequate facilities for 
ventilation and odor control. 

No ventilation and odor control 
methods provided. 

INQUIRY 
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 Required Proposed Compliance 

Pr
oh

ib
ite

d 

No other accessory uses permitted within the 
same building, other than those clearly 
necessary for continued operation, such as 
offices, employee facilities, and storage. 

No other accessory uses 
proposed. 

Met 

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. 

 N/A 

Except for marihuana retail establishments and 
provisioning establishments, dispensing of 
marihuana is prohibited. 

Proposed retail establishment 
for Phase 1. 

Met 

Temporary outdoor marihuana special events 
are prohibited. 

No outdoor events proposed. Met 

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. 

No visibility is apparent from 
public places, though no details 
have been provided on 
proposed sale or display. 

INQUIRY 

St
or

ag
e 

&
 

A
ct

iv
iti

es
 

All activity related to marihuana businesses shall 
be conducted indoors. 

No outdoor space proposed. Met 

No outdoor storage shall be allowed. No outdoor storage proposed. Met 

W
as

te
 Waste receptacles that are outdoors must be 

enclosed, and locked at all times when not in 
use. 

No locking mechanism detailed. 
Trash receptacle does not 
conform under landscaping 
standards. 

NOT MET 

Lo
ad

in
g 

Shall not be visible to the public and shall be 
either fully or partially enclosed. 

Not visble to the public and is 
obscured by a loading bay. 

Met 

Options: 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. 

No loading or unloading 
procedures specified. 

INQUIRY 

Should a vehicle have to maneuver to enter the 
loading zone, it is subject to parking lot 
requirements in 1290.08. 

No changes proposed. Met 
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 Required Proposed Compliance 

H
ou

rs
 Provisioning centers and retail facilities shall be 

open to the public no earlier than 9 a.m. and 
shall close no later than 10 p.m. 

Proposed hours are 10 a.m. to 
10 p.m., 7 days a week. 

Met 

Li
gh

tin
g 

Exterior lighting shall be required for security 
purposes, and shall be implemented in 
accordance with the provisions of the Zoning 
Ordinance. 

Exterior lighting is present. No 
mention of security impact. 

INQUIRY 

G
ro

w
er

 F
ac

ili
tie

s 

Any lighting methods shall not exceed the foot 
candles permitted for the exterior of the 
building between the hours of 11pm and 7am. 

Exterior lighting is wired to the 
internal suite. No mention of 
hours. 

INQUIRY 

Roof may consist of a sturdy transparent 
material; must be fully covered with a non-
transparent material between dusk and dawn 
that prevents interior lighting from escaping 
through the roof. 

No changes proposed. Met 

Area where the storage of any chemicals such 
as herbicides, pesticides, and fertilizers shall be 
subject to inspection and approval by the Fire 
Department to ensure compliance with the 
Michigan Fire Protection Code. 

No mention of storage 
procedures for chemicals. 

INQUIRY 

 

Items to be addressed 

� Applicant shall provide details on ventilation and odor control methods. 
� Applicant shall provide details on proposed sale and display methods. 
� Applicant shall provide locking mechanism details for the waste receptacle. 
� Applicant shall provide details on loading and unloading procedures. 
� Applicant shall provide details on the security value of exterior lighting. 
� Applicant shall provide exterior lighting hours for the cultivation and processing portion of the building. 
� Applicant shall provide details on chemical storage procedures. 

 

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 shall operate in compliance with the Michigan Department of Community Health, the 
Michigan Department of the Environment, Great Lakes, and Energy (EGLE), the MRTMA, the MMFLA, 
and all administrative rules and regulations in the Ordinance Chapter 853 Marihuana Licenses. 
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� Applicant to secure all appropriate agency reviews as needed. 
 

VARIANCES 

No variances are anticipated from this proposal. 

Items to be addressed 

None 
 

RECOMMENDATIONS 

Findings 

For the full site plan review, the applicant should provide plans for the entire project, including both phases 
of the development.  

Conditions and Waivers 

� Applicant shall provide building elevations for the entire project, to include both phases of the 
development. 

� Applicant shall provide employee number details for parking requirements at the time of Phase 2 
development. 

� Applicant shall provide the required masonry wall screening with locking details around the waste 
receptacle. 

� The applicant shall verify that the existing sanitary service is adequate to handle the required flows for 
the building’s use. 

� It is highly recommended that the existing sanitary service be videotaped to determine the condition of 
the service lead. 

� Applicant shall verify the existing water service type, size, and lead capacity and shall verify that the 
existing service is adequate to handle the required flows. 

� Applicant shall work with the City Engineer to review stormwater system to determine the appropriate 
permitting process. 

� Applicant shall provide lighting details for the entire project, to include both phases of the 
development. 

� Applicant shall provide manufacturer specifications for all new lighting, and a photometric plan. 
� Applicant shall work with the Building Department to ensure signs comply with the Lincoln Park Sign 

Ordinance. 
� Applicant shall provide a documented evaluation of each waste stream generated by both operations 

which includes all listed and characteristically hazardous wastes, including disposal details by waste 
type.  
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� Applicant shall provide documentation of compliance with the EGLE document titled “Protecting Water 
Resources when Growing and Processing Marijuana.”  

� Applicant shall provide details on ventilation and odor control methods. 
� Applicant shall provide details on proposed sale and display methods. 
� Applicant shall provide locking mechanism details for the waste receptacle. 
� Applicant shall provide details on loading and unloading procedures. 
� Applicant shall provide details on the security value of exterior lighting. 
� Applicant shall provide exterior lighting hours for the cultivation and processing portion of the building. 
� Applicant shall provide details on chemical storage procedures. 
� Applicant shall operate in compliance with the Michigan Department of Community Health, the 

MRTMA, the MMMA, and all administrative rules and regulations in the Ordinance Chapter 853 
Marihuana Licenses. 

� Applicant to secure all appropriate agency reviews as needed. 

Recommendations 

None, this review is advisory only. 



NORTH Location Map
Scale: N.T.S.

SITE
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CODE OF JURISDICTION

1. 2015 MICHIGAN BUILDING CODE

2. 2015 MICHIGAN PLUMBING CODE

3. 2015 MICHGAN MECHANICAL CODE

4. MICHIGAN UNIFORM ENERGY CODE  RULES PART 10 
WITH ANSI / ASHRAE / IESNA STANDARD 90.0-2009

5. 2015 MICHIGAN ELECTRICAL CODE

6. ICC / ANSI A117.1 2003 & 2010 MICHIGAN BARRIER FREE 
DESIGN & AMERICANS WITH DISABILITIES ACT DESIGN 
GUIDELINES (ADAAG)

BUILDING DATA

CODE DATA

1 STORIES 

TOTAL BUILDING GROSS SQUARE FOOTAGE: 106,014 SQ. FT.

TOTAL GROSS SQUARE FOOTAGE SUITE 1504: 5,267 SQ. FT.

USE GROUPS: M (Mercantile) - Retail Sales (Public)
B (Business) - Office and Break Area (Employee)

CONSTRUCTION TYPE: IIB

FIRE SUPPRESSION TYPE: FULLY SUPPRESSED PER NFPA 13

MIXED OCCUPANICES: OCCUPANT LOAD MBC 1004, 1004.4,
1004.6 TABLE 1004.1.2

AREA FACTOR OCCUPANTS
MERCANTILE (M) 1,462 60 24
BUSINESS (B) 1,565 100 16
TOTAL 3,027 40  OCCUPANTS

FIRE RESISTANCE RATING: OCCUPANCY M-USE B-USE
X < 5 2 HR 1 HR
5 ≤ X < 10 1 HR 1 HR
10 ≤ X < 30 0 HR 0 HR
X ≥ 30 0 HR 0 HR

Structural Engineer

AE STRUCTURES
1118 Joshua Drive
Troy, MI 48098

248-250-6166

Mechanical Engineer

Greenpath Design
235 E. Main St.-105B
Northville, MI 48167

248-310-7286

PARKING REQUIREMENTS

PARKING SPACE DIMENSIONS

LOADING / UNLOADING AREA

DISCRIPTION REQUIRED PROVIDED

9'-0" WIDE X 18' DEEP

10' X 50' WITH 15' 
HEIGHT CLEARANCE

12' X 50'
OUTDOOR

PARKING CALCULATIONS

TOTAL GROSS SQUARE FOOTAGE

1 SPACE PER 150 SQ. FT. OF USEABLE SPACE

5,267 SQ. FT.

3,027 / 150 = 20

SET BACK REQUIREMENTS

MINIMUM BUILDING SETBACKS:

FRONT YARD

DISCRIPTION REQUIRED PROVIDED

50'-0" 105'-8"±

ADA TABLE 208.2 PARKING SPACES

1 TO 25

TOTAL NUMBER OF PARKING SPACES

PROVIDED IN PARKING FACILITY

MINIMUM NUMBER OF REQUIRED

ACCESSIBLE PARKING SPACES

1

26 TO 50 2

51 TO 75 3

REAR YARD

SIDE YARD

MINIMUM PARKING SETBACKS:

FRONT YARD

REAR YARD

SIDE YARD

50'-0" 91'-3"±

50'-0" 106'-0"±

9'-0" WIDE X 18' DEEP 
EXCEPT WHERE OTHER 
CONDITIONS APPLY

MAXIMUM BUILDING HEIGHT: 40'-0" 21'-4"

BARRIER FREE SPACES

STANDARD SPACES

DISCRIPTION

USEABLE SQUARE FOOTAGE 3,027 SQ. FT.

TOTAL NUMBER OF SPACES REQUIRED 22 SPACES

LOADING / UNLOADING : 1 SPACE PER 5,000 
SQ. FT. OF USEABLE SPACE

3,027 / 5,000 = 1

LOADING / UNLOADING AREA

0'-0" 13'-0"

0'-0" 0'-0"

0'-0" 0'-0"

76 TO 100 4

101 TO 150 5

151 TO 200 6

201 TO 300 7

SUITE 1504 

(20) = 1 SPACE

20 SPACES

1 SPACE

REQUIRED

LANDSCAPE REQUIREMENTS

EACH BUILDING EXPANSION OF 1% OF 
GROSS FLOOR AREA SHOULD INCLUDE AT 
LEAST 2% OR A MINIMUM OF 30% OF THE 
LANDSCAPING REQUIRED FOR NEW 
DEVELOPMENTS, WHICHEVER IS GREATER. 

DISCRIPTION REQUIRED PROVIDED

AT LEAST ONE DECIDUOUS 
TREE AND FOUR 24" HIGH 
SHRUBS SHALL BE PLANTED 
PER FORTY LINEAR FEET OF 
STREET.

ONE TREE EXISTS 
WITHIN PROPERTY 
LINE. FOUR 24" HIGH 
SHRUBS TO BE 
ADDED 

WHERE HEADLIGHTS FROM 
PARKED VEHICLES WILL SHINE 
INTO THE RIGHT-OF-WAY, THE 
PLANNING COMMISION MAY 
REQUIRE USE OF A TOTALLY 
OBSCURING HEDGE WITH A 
MINIMUM HEIGHT OF 24" AND A 
MAX HEIGHT OF 36"

800 LINEAR FEET 
40' FOR SUITE

LEGAL AND COMMON DESCRIPTION OF PROPERTY

THE LAND SITUATED IN THE CITY OF LINCOLN PARK, COUNTY OF WAYNE, STATE OF MICHIGANC, DESCRIBED 
AS FOLLOWS:

LOTS 8,9,10, AND 11, OF LINCOLN PARK INDUSTRIAL SUBDIVISION, ACCORDING TO THE PLAT THEROF AS 
RECORDED IN LIBER 100 OF PLATS, PAGES 26 THROUGH 30, BOTH INCLUSIVE, WAYNE COUNTY RECORDS. 

COMMONLY KNOWN AS: 

PARCEL ID:

1505 JOHN A. PAPALAS DRIVE

45-003-15-0008-000

OVERALL BUILDING: 106,014 SQ. FT.

EXISTING PARKING SPACES 234
EXISTING BARRIER - FREE 11
EXISTING STANDARD SPACES 223
TOTAL 234
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LOADING / UNLOADING:
EXISTING TRUCK WELL TO BE 
INFILLED AND DELIVERIES TAKEN AT 
EXISTING OVERHEAD DOOR.

PROPOSED 
MARIJUANA RETAIL 
ESTABLISHMENT
5,267 SQ. FT.

JOHN A. PAPALAS DRIVE

PARCEL

45-003-15-0002-000
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GENERAL COMPLIANCE NOTES

1. NO OUTDOOR MARIHUANA SPECIAL EVENTS WILL BE HELD AT THIS LOCATION. 

2. ALL ACTIVITY RELATED TO MARIHUANA BUSINESSES SHALL BE CONDUCTED 
INDOORS. 

3. THERE WILL BE NO OUTDOOR STORAGE ON SITE.

4. WASTE RECEPTACLE TO BE ENCLOSED WITH LOCKED CHAIN LINK FENCE.

5. 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.

6. PROVISIONING CENTER AND RETAIL FACILITY SHALL BE OPEN TO THE PUBLIC 
NO EARLIER THAN 9:00 AM AND SHALL CLOSE NO LATER 10:00 PM.

7. 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.

APPLICANT IS IN COMPLIANCE WITH ALL OF SECTION 1296.02 SITE 
DESIGN STANDARDS FOR USES PERMITTED AFTER SPECIAL 
APPROVAL RELATING TO MARIHUANA ESTABLISHMENTS
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M E C H A N IC A L - G E N E R A L N O T E S

1 T H E S E  D R A W IN G S  A R E  IN T E N D E D  T O  B E  D IA G R A M M A T IC  A N D

A R E  N O T  T O  B E  C O N S ID E R E D  F A B R IC A T IO N  O R  S H O P

D R A W IN G S . C O O R D IN A T E  P IP IN G  A N D  D U C T W O R K  A M O N G S T

O T H E R  T R A D E S  A S  R E Q U IR E D

2 P R O V ID E  A L L  N E C E S S A R Y  C LE A R A N C E S  A R O U N D  M E C H A N IC A L

A N D  E LE C T R IC A L E Q U IP M E N T , D E V IC E S , V A L V E S , A N D  A N Y

C O M P O N E N T  R E Q U IR IN G  M A IN T E N A N C E  P E R  M A N U F A C T U R E R

R E C O M M E N D A T IO N S  A N D  C O D E  R E Q U IR E M E N T S .

3 C O O R D IN A T E  R O U T IN G  O F P IP IN G  A N D  S H E E T  M E T A L W IT H

A R C H IT E C T U R A L, S T R U C T U R A L, A N D  E L E C T R IC A L  T R A D E S  T O

A V O ID  IN T E R F E R E N C E S . P R O V ID E  A D D IT IO N A L F IT T IN G S ,

O F FS E T S , A N D  E LB O W S  W H IC H  A R E  R E Q U IR E D  D U E  T O  S P A C E

C O N S T R A IN T S  O R  O T H E R  F IE LD  C O N D IT IO N S  A N D  A R E

N E C E S S A R Y  T O  A V O ID  C O N F L IC T S .

4 M O U N T  T H E R M O S T A T S  4 8 " A B O V E  FIN IS H  FL O O R  U N L E S S

N O T E D  O T H E R W IS E .

5 P R O V ID E  A C C E S S  D O O R S  IN  D U C T W O R K  T O  P R O V ID E  A C C E S S

FO R  A L L S M O K E  D E T E C T O R S , FIR E  D A M P E R S , S M O K E  D A M P E R S ,

V O LU M E  D A M P E R S , H U M ID IF IE R S , C O ILS , A N D  O T H E R  IT E M S

LO C A T E D  IN  T H E  D U C T W O R K  T H A T  R E Q U IR E  S E R V IC E  A N D /O R

IN S P E C T IO N .

6 P R O V ID E  A C C E S S  D O O R S  IN  H A R D  C E ILIN G S  FO R  T H E

O P E R A T IO N , A D JU S T M E N T , A N D  M A IN T E N A N C E  O F  A L L F A N S ,

V A LV E S , A N D  M E C H A N IC A L E Q U IP M E N T .

7 D U C T W O R K  A N D  P IP IN G  S H A LL  N O T  B E  LO C A T E D  O V E R  A N Y

E L E C T R IC A L E Q U IP M E N T  O R  P A N E L S .  P R O V ID E  R E Q U IR E D  N .E .C .

C L E A R A N C E  IN  F R O N T  A N D  A B O V E  E L E C T R IC A L  E Q U IP M E N T .

8 C O N T R A C T O R  S H A LL  P R O V ID E  A L L  M IS C E L L A N E O U S

S U P P O R T IN G  S T E E L F O R  T H E  P R O P E R  IN S T A LL A T IO N  A N D

S U P P O R T  O F M E C H A N IC A L S Y S T E M S .

9 C O N T R A C T O R  S H A LL  V E R IF Y  T H E R E  A R E  N O  C O M B U S T IB L E S  IN

A N Y  R E T U R N  A IR  P L E N U M . IF  C O M B U S T IB L E S  A R E  P R E S E N T

C O N T R A C T O R  S H A L L C O O R D IN A T E  W IT H

A R C H IT E C T /E N G IN E E R  F O R  C O U R S E  O F A C T IO N . D U C T E D

R E T U R N  S Y S T E M  O R  E LIM IN A T E  C O M B U S T IB LE S  W IT H

FIR E P R O O F, W R A P , O R  B Y  O T H E R  M E A N S .

1 0 A L L  E Q U IP M E N T  S H A L L  B E  IN S T A LL E D  P E R  M A N U FA C T U R E

R E C O M M E N D A T IO N S  A N D  R E Q U IR E M E N T S .

1 1 M E C H A N IC A L  A IR  H A N D L IN G  E Q U IP M E N T  S H A LL  H A V E  D U C T

D E T E C T O R  IN  R E T U R N  A N D /O R  S U P P LY  D U C T . S M O K E

D E T E C T IO N  W IL L S H U T  O F F  H V A C  U N IT  U P O N  A C T IV A T IO N .  T H E

A C T IV A T IO N  O F T H E  S M O K E  D E T E C T O R  S H A LL  A C T IV A T E  A

V IS IB L E  A N D  A U D IB L E  S U P E R V IS O R Y  S IG N A L A T  A  C O N S T A N T L Y

A T T E N D E D  LO C A T IO N  O R  T IE  IN T O  F IR E  A L A R M  P A N E L  IF  O N E

E X IS T S .  S M O K E  D E T E C T IO N  D E V IC E S  T H A T  A R E  N O T  V IS IB L E

S H A L L  B E  P R O V ID E D  W IT H  A  R E M O T E  IN D IC A T IO N  D E V IC E  P E R

C O D E .

M E C H A N IC A L C O N S T R U C T IO N  N O T E S

1 R E C O N N E C T  1 -1 /4 " G A S  T O  N E W  R O O F T O P  U N IT .

N
1/8" = 1'-0"M-401

1 MECHANICAL NEW WORK PLAN
N

1/8" = 1'-0"M-401

2 WATER AND GAS PIPING
N

1/8" = 1'-0"M-401

3 SANITARY AND VENT PIPING
N

1/8" = 1'-0"M-401

4 ROOF MECHANICAL PLAN

04/09/2021 BIDS &
PERMITS

P LU M B IN G  G E N E R A L N O T E S

1 T H E S E  D R A W IN G S  A R E  IN T E N D E D  T O  B E  D IA G R A M A T IC  A N D  A R E

N O T  T O  B E  C O N S ID E R E D  F A B R IC A T IO N  O R  S H O P  D R A W IN G S .

C O O R D IN A T IO N  W IT H  O T H E R  T R A D E S  IS  R E Q U IR E D .  P R O V ID E

T H E  A D D IT IO N A L  F IT T IN G S  A N D  O F F S E T S  T H A T  W IL L  B E

R E Q U IR E D  T O  C O M P LE T E  E A C H  S Y S T E M  IN C L U D IN G  T H E

S T R U C T U R E , S H E E T  M E T A L , C O N D U IT S , C A B L E  T R A Y , A N D  LIG H T

FIXT U R E S .

2 P R O V ID E  A L L  N E C E S S A R Y  C LE A R A N C E S  A R O U N D  M E C H A N IC A L

A N D  E LE C T R IC A L E Q U IP M E N T , D E V IC E S , V A L V E S , A N D  A N Y

C O M P O N E N T  R E Q U IR IN G  M A IN T E N A N C E  P E R  M A N U F A C T U R E R

R E C O M M E N D A T IO N S  A N D  C O D E  R E Q U IR E M E N T S .

3 C O O R D IN A T E  R O U T IN G  O F P IP IN G  A N D  S H E E T  M E T A L W IT H

A R C H IT E C T U R A L, S T R U C T U R A L, A N D  E L E C T R IC A L  T R A D E S  T O

A V O ID  IN T E R F E R E N C E S . P R O V ID E  A D D IT IO N A L F IT T IN G S  A N D

E L B O W S  N E C E S S A R Y  T O  A V O ID  C O N F L IC T S .

4 A L L S A N IT A R Y  P IP IN G  B E LO W  S LA B  S H A L L B E  A  M IN IM U M  O F  4 "Ø

U N LE S S  N O T E D  O R  A S  R E Q U IR E D  B Y  T H E  LO C A L  A U T H O R IT Y

H A V IN G  JU R IS D IC T IO N .

5 A L L S A N IT A R Y  A N D  S T O R M  P IP IN G  2  A N D  S M A L LE R  S H A LL  B E

S L O P E D  A T  A  M IN IM U M  1 /4 " P E R  FO O T , A N D  A L L S A N IT A R Y  A N D

S T O R M  P IP IN G  3  A N D  L A R G E R  S H A LL  B E  S LO P E D  A T  A  M IN IM U M

O F  1 /8 " P E R  FO O T ,  U N LE S S  O T H E R W IS E  N O T E D  O R  A S  R E Q U IR E D

B Y  T H E  L O C A L A U T H O R IT Y  H A V IN G  JU R IS D IC T IO N .

6 IN S T A L L P IP IN G  S U C H  T H A T  A LL  V A LV E S , S T R A IN E R S , T R A P S ,

FL A N G E S , U N IO N S , A N D  P IP E  A C C E S S O R IE S  A R E  A C C E S S IB LE .

7 S L E E V E  A N D  FIR E  S T O P  A L L P E N E T R A T IO N  O F  R A T E D  W A L LS ,

FL O O R S , C E IL IN G S , E T C . IN  A C C O R D A N C E  W IT H  A P P L IC A B L E  U L

S T A N D A R D S  A N D  LIS T IN G S  A N D  LO C A L  C O D E S  T O  M A IN T A IN

R A T IN G S .  R E FE R  T O  A R C H IT E C T U R A L D R A W IN G S  FO R  R A T E D

A S S E M B LIE S .

8 IN S T A L L  W A T E R  H A M M E R  A R R E S T O R S , B A C K F LO W  P R E V E N T E R S ,

T H E R M O S T A T IC  M IX IN G  V A L V E S , A N D  T R A P  P R IM E R S  A S

R E Q U IR E D  B Y  C O D E  IN  T H E  D O M E S T IC  W A T E R  S Y S T E M .

9 A L L  E Q U IP M E N T  A N D  F IX T U R E S  S H A L L  B E  IN S T A LL E D

C O M P L E T E  IN C L U D IN G  IS O L A T IO N  V A L V E S , A N G L E  S U P P L IE S ,

S T O P S , S U P P O R T  H A R D W A R E , P -T R A P S , O FF S E T S , M IXIN G

V A L V E S , E T C .

1 0 A L L P IP IN G  LO C A T E D  W IT H IN  R E T U R N  A IR  P L E N U M  S H A L L  B E

P L E N U M  R A T E D  O R  FIR E  W R A P P E D  A S  N E E D E D .  C O O R D IN A T E

P L E N U M  L O C A T IO N S  W IT H  M E C H A N IC A L T R A D E S .

1 1 A L L A D A  FIXT U R E S , W H E R E  D E S IG N A T E D  B Y  T H E  A R C H IT E C T

S H A L L  B E  F U R N IS H E D  A N D  IN S T A L LE D  IN  A C C O R D A N C E  W IT H

T H E  L A T E S T  E D IT IO N  O F T H E  "B A R R IE R -F R E E " D E S IG N

R E Q U IR E M E N T S  O F T H E  A P P LIC A B L E  L O C A L C O D E .

1 2 C O N T R A C T O R  S H A LL  V ID E O  C A M E R A  A N D  S C O P E  A L L S A N IT A R Y

A N D  S T O R M  P IP IN G  T O  C O N FIR M  IN T E G R IT Y  A N D  IS  F R E E  O F

O B S T R U C T IO N S  A N D  D E FE C T S  T O  E N S U R E  P R O P E R  FL O W .

N
1/8" = 1'-0"M-401

5 ROOF MECHANICAL DEMOLITION PLAN

G E N E R A L  M E C H A N IC A L D E M O L IT IO N  N O T E S

A A L L  D E M O L IT IO N  S H A LL  B E  IN  A C C O R D A N C E  W IT H  T H E

A P P LIC A B L E  B U IL D IN G  C O D E  A N D  A L L L O C A L O R D IN A N C E S .

B D U R IN G  A L L  P H A S E S  O F  D E M O L IT IO N  A N D  C O N S T R U C T IO N , T H E

G E N E R A L  C O N T R A C T O R  S H A LL  M A IN T A IN  IN T E G R IT Y  T O  T H E

S T R U C T U R E  T O  B E  D E M O LIS H E D  A N D  A D JA C E N T  A R E A S  T O

R E M A IN  W IT H  IN T E R IO R  O R  E XT E R IO R  S H O R IN G , B R A C IN G , O R

S U P P O R T  T O  P R E V E N T  M O V E M E N T , S E T T L E M E N T , O R  C O LL A P S E

O F  S T R U C T U R E .  E X IS T IN G  S T R U C T U R E  T O  R E M A IN  S H A LL  B E

S A FE D  O F F A N D  P R O T E C T E D  F R O M  E L E M E N T S  A T  A L L  T IM E S .

C W H E R E  T H E  E X IS T IN G  W O R K  IS  T O  B E  C U T , U N D E R P IN N E D ,

A N D /O R  S H O R E D , C O N T R A C T O R  S H A L L P R O V ID E  A LL  S H O R IN G ,

N E E D LIN G , B R A C IN G , W E D G IN G , A N D  D R Y  P A C K IN G , A N D  B E

R E S P O N S IB LE  FO R  T H E  S A FE T Y  O F  T H E  S T R U C T U R E  D U R IN G

T H E S E  O P E R A T IO N S .

D A R E A  O F  W O R K  S H A L L B E  K E P T  C LE A N  A T  A L L T IM E S .

E A N Y  M A T E R IA LS  D E E M E D  A S  H A Z A R D O U S , S U C H  A S  B U T  N O T

LIM IT E D  T O  A S B E S T O S  O R  LE A D  P A IN T S  S H A L L B E  R E M O V E D  A S

R E Q U IR E D  B Y  F E D E R A L, S T A T E , O R  L O C A L  C O D E S .  C O N T R A C T O R

S H A L L  U T IL IZ E  T H E  A P P R O P R IA T E  T E C H N IQ U E S , P R O C E D U R E S ,

A N D  D IS P O S A L  M E T H O D S  A S  P E R  S T A N D A R D  P R A C T IC E  A N D  A L L

FE D E R A L , S T A T E , A N D  L O C A L  C O D E S .

F C O N T R A C T O R  S H A LL  R E M O V E  A L L E XIS T IN G  M E C H A N IC A L

E Q U IP M E N T , D U C T W O R K , H A N G E R S , A N D  C O N T R O L S  N O T

S C H E D U L E D  T O  B E  R E U S E D , B A C K  T O  T H E  E X IS T IN G  C U R B .

C U R B S  N O T  S C H E D U L E D  T O  B E  R E U S E D  O R  A D A P T E D  F O R  N E W

U N IT S  S H A L L B E  C A P P E D  A N D  IN S U L A T E D  F O R  A  W E A T H E R T IG H T

S E A L . D O  N O T  A B A N D O N . S E A L  A L L P E N E T R A T IO N S  T H R O U G H

W A LL S , A N D  FL O O R S  A T  R E M O V E D  M E C H A N IC A L  C O M P O N E N T S .

G C O N T R A C T O R  S H A LL  R E M O V E  A L L P LU M B IN G  F IXT U R E S , D R A IN S ,

P IP IN G  S Y S T E M S , E T C . N O T  S C H E D U LE D  F O R  R E U S E  B A C K  T O

N E A R E S T  A C T IV E  LIN E  S C H E D U LE D  F O R  R E U S E . C A P  A N D  S E A L

LIN E S  A T  A C T IV E  L IN E S  W IT H  S A M E  M A T E R IA LS . D O  N O T

A B A N D O N  C O M P O N E N T  IN  P L A C E . S E A L A LL  P E N E T R A T IO N S

T H R O U G H  W A L L S  A N D  F LO O R S  A T  R E M O V E D  P L U M B IN G  S Y S T E M

C O M P O N E N T S .

H E X IS T IN G  C O N C R E T E  F L O O R  S L A B  S H A L L  B E  L E V E L E D , B R O O M

C L E A N  W IT H  N O  R E M A IN IN G  A D H E S IV E  R E S ID U E S , A N D  S E A L E D .

I R E M O V A L  O F  A L L  D E M O L IT IO N  A N D  C O N S T R U C T IO N  D E B R IS

S H A LL  B E  C O O R D IN A T E D  B E T W E E N  T H E  G E N E R A L  C O N T R A C T O R

A N D  T H E  L A N D LO R D  A N D  S H A LL  C O M P LY  W IT H  A LL  A P P LIC A B L E

C O D E S  A N D  O R D IN A N C E S .

J IN  A R E A  W H E R E  E L E C T R IC A L  O R  M E C H A N IC A L S Y S T E M S

C O N F L IC T  O R  A L T E R A T IO N S  T O  A N  E X IS T IN G  S Y S T E M  IS

R E Q U IR E D  B Y  T H E  G E N E R A L  C O N T R A C T ; N O T IFY  A N D

C O O R D IN A T E  A L L  T R A D E S  S O  T H A T  T H E  P R O P E R

A R R A N G E M E N T S  A N D  S C H E D U L IN G  C A N  B E  M A D E  FO R

IN S T A L L A T IO N , C U T T IN G , R E M O V IN G , T E R M IN A T IN G , A N D

P A T C H IN G  O F  S U R R O U N D IN G  S Y S T E M S  A N D  M A T E R IA L S  C A N  B E

P R O P E R LY  C O M P L E T E D .

K C O N T R A C T O R  S H A L L  F A M ILIA R IZE  W IT H  E X IS T IN G  B U IL D IN G

C O N D IT IO N S  A N D  O B S E R V E  T H E  S IT E , S T R U C T U R E , A N D

P H Y S IC A L  S P A C E  L IM IT A T IO N S  A N D  C H A L LE N G E S  T O  C O M P L E T E

W O R K  D E S C R IB E D  O N  D O C U M E N T S .

L A N Y  D E P A R T U R E S  FR O M  D E S IG N  IN T E N T  O N  D O C U M E N T S ,

C O N T R A C T O R  S H A L L N O T IFY  A R C H IT E C T /E N G IN E E R  B E FO R E

P R O C E E D IN G .

P LU M B IN G  C O N S T R U C T IO N  N O T E S

1 C O N T R A C T O R  T O  V E R IFY  S A N IT A R Y  R O U T IN G  A N D  D IR E C T IO N .

S C O P E  S A N IT A R Y  L IN E  T O  V E R IFY  S IZE , S LO P E , A N D  IN T E G R IT Y

P R IO R  T O  C O N S T R U C T IO N .

CONTRACTOR 

SHALL DEMOLISH 

EXISTING RTU

COMPLETE. 

PREPARE GAS PIPE

FOR NEW

CONNECTION
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TA B L E  O F  C O N T E N T S
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Item Requirement Page(s)

*Item numbers from “Marijuana Establishments: Special Land Use Application Requirements” checklist.

1 Applicant’s name, address, and telephone number. 3

2 The name of the development. 3

10 A schedule for completing the project, including the phasing or timing of all proposed developments. 3

11 Written description of proposed land use. 3

12 Notation of any variances which have or must be secured. 3

14 Current proof of ownership of the land to be utilized or evidence of a contractual arrangement to 
acquire such land.

4

36 Indication of the number of stores and number of commercial or office units contained the building. 4

45 Soil erosion and sedimentation control measures. 4

47 Listing of types and quantities of hazardous substances and polluting materials which will be used or 
stored on-site at the facility in quantities greater than twenty-five gallons per month.

4



Item 1: Applicant’s name, address, and telephone number.

RJB Enterprises, LLC
41900 Executive Drive
Harrison Township, MI, 48045

Contact:
Bryan Wickersham
Chief Development Officer
586-855-2981
bmw@enjoypleasantrees.com

Item 2: The name of the development.

Pleasantrees Lincoln Park
1504 John A Papalas Drive
Lincoln Park, MI 48146

Item 10: A schedule for completing the project, including the phasing or timing of all proposed developments.

The development is contemplated to be completed in two phases. The first phase will comprise of the retail
establishment. The second phase will comprise of the processing and cultivation facilities. An estimated schedule is
provided below.

Phase 1:
Submit Special Land Use Application May 15, 2021
Planning Commission Meeting June 10, 2021
Begin Construction July 15, 2021
Complete Construction / Obtain Certificate of Occupancy September 30, 2021
Open Pleasantrees Lincoln Park Retail October 15, 2021

Phase 2:
Submit Special Land Use Application September 11, 2021
Planning Commission Meeting October 14, 2021
Begin Construction December 1, 2021
Complete Construction / Obtain Certificate of Occupancy June 1, 2022
Open Pleasantrees Lincoln Park Cultivation/Processing June 15, 2022

Item 11:. Written description of proposed land use.

1504 John A Papalas is a single unit of a multi-tenant industrial building commonly known as the Lincoln Tech Center.
The site is zoned General Industrial District (GID). The intent for the site is to retrofit the interior of the existing suite to
allow for vertical marijuana operations including retail, cultivation and processing. It’s contemplated to be developed in
two phases, with the first of being the retail store, comprising of 5,096 SF. The second phase, which includes the
cultivation and processing aspects of the vertical license, comprises of 27,693 SF. There are no major renovations
proposed for the exterior of the building. The hours of operation are anticipated to be 10am-10pm, 7 days per week.

Item 12: Notation of any variances which have or must be secured.

No variances are required for the development.



Item 14: Current proof of ownership of the land to be utilized or evidence of a contractual arrangement to acquire

such land.

The applicant has entered into a lease agreement with the property owner. Please see Exhibit A for a copy of the lease.

Item 36: Indication of the number of stores and number of commercial or office units contained in the building.

Item 45: Soil erosion and sedimentation control measures.

During Phase 1 of the development, and likely with Phase 2, there will be little to no earthwork taking place on site. Soil
erosion and sedimentation controls will remain untouched.

Item 47: Listing of types and quantities of hazardous substances and polluting materials which will be used or stored

on-site at the facility in quantities greater than twenty-five gallons per month.

During Phase 1 of the development, there will be no hazardous substances or polluting materials with the exception of
common household cleaners, which will not reach a quantity of greater than twenty-five gallons per month.



Thank You!



E X H I B I T  A
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Copy of the lease for 1504 John A Papalas Drive.
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Second Wave Media. More information: https://www.secondwavemedia.com/concentrate/features/
economicbenefitsparks04152021.aspx

Studies Show Major Economic Benefits from Parks and Trails - and 
Michigan Leaders are Catching On
“We believe that parks are intrinsically valuable because of the benefits they provide to 
humans in terms of physical health and mental health, but we also wanted to have a clearer 
understanding of how our parks pay back the region ...” - Amy McMillan, Director of Huron-
Clinton Metroparks

In 2020, the Metroparks released a study of the five-county park system’s economic 
benefits (prepared by the Trust for Public Land) finding that the park system created an 
annual $92.4 million in direct visitor spending at local businesses, $68 million in home 
value increases, and $32.6 million in natural goods and services such as stormwater 
infiltration and pollution control. These were the conservative estimates. Growing 
recognition of these benefits has caused some leaders to make trail planning a priority. 
The CEO of the Community Foundation of St. Clair County admits his skepticism for 
recreation investment has faded. He notes that trails have typically avoided downtown, 
but that the connection to small business owners would be a win-win for users and 
proprietors.

Top 
Story

News

Short Term Rental Legislation - HB 4722
“If enacted, this legislation would set a dangerous precedent undermining local decision-
making, and setting the stage for further attacks on local zoning.” - Michigan Association of 
Planning

House Bill 4722 is a repeat of last year’s bill that mandates all short-term rentals (STR) are 
a by-right residential use of property, permitted in all residential zones. STR cannot be 
subject to a special use or conditional use permit, or any procedure different from those 
required for other dwellings in the same zone. This bill would eliminate the ability to 
inspect short-term rentals unless you are inspecting all dwellings in that zone, including 
owner-occupied units. This preemption of local authority would eliminate all local zoning 
control of these uses and would exempt STR from local land use regulations. Supporters 
of this proposed legislation are in favor of individual property rights.

Michigan Legislature. More information: http://www.legislature.mi.gov/(S(fmf3qiuxg1cqajxgvu3f0osb))/mileg.
aspx?page=GetObject&objectname=2021-HB-4722
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Grants
“Through this initiative, these critical workers will be engaging in agriculture technology-related 
career pathway and training programs, including participating in experiential learning and 
completing relevant and stackable courses, obtaining high school and college credit, and earning 
industry recognized credentials.” Stephanie Beckhorn, Director of LEO’s Office of Employment 
and Training

The Michigan Department of Labor and Economic Opportunity (LEO), the Corporation 
for a Skilled Workforce, and others have been awarded a $500,000 U.S. Department 
of Agriculture grant to support the Michigan Agriculture and Food System Workforce 
Advancement Initiative. This new initiative will support Michigan’s food and agriculture 
industry by developing agriculture technology education and career pathways for migrant 
and seasonal farmworkers. The food and agriculture industry account for 17% of total 
employment, and gaps in skills are a threat to this thriving industry. The initiative is 
addressing some of the identified needs from the 2019 assessment, such as education and 
training opportunities for migrant and seasonal farmworkers. 
Department of Labor and Economic Opportunity. More information: https://www.michigan.gov/
leo/0,5863,7-336-76741-559357--,00.html

$500,000 USDA Grant Will Support Michigan Food and Agriculture 
Businesses and Farmworkers

Events July 21, 2021 6 pm - 8 pm

The Michigan Association of Planning holds a virtual book club every other month to discuss 
leading books in planning and equity. In July, the book selected was “Citizen Brown” by 
Colin Gordon, a book that discusses the precedent and aftermath of Michael Brown’s killing 
in Ferguson. The book examines how municipal policy, services, and inequality were tied to 
this events.
Michigan Association of Planning.  More information: https://www.planningmi.org/other-resources

MAP Reads

Governor Whitmer signed four bills that will significantly change the state’s regulations 
on the distribution and sale of canned “mixed spirit drinks.” Senate bills 141 through 
144 amend the Michigan Liquor Control Code to give distillers greater latitude.

The highlights

Senate Bill 141: Qualified retailers – including “qualified small distillers” – will be allowed 
to deliver mixed spirit drinks.

Senate Bill 142: Distillers can deliver package mixed spirit drinks to retailers if certain 
conditions are met.

Senate Bill 144: Amends the definition of “mixed spirit drink” to 13.5% alcohol by 
volume (from 10%), allows mixed cocktails to be sold in metal cans up to 24 oz., reduces 
the tax on mixed spirits per liter, and expands liquor licensees permitted to sell pre-
packaged mixed spirit drinks.

News

Whitmer Signs Mixed Spirits Bill into Law

The Ticker.  More information: https://www.traverseticker.com/news/whitmer-signs-mixed-spirits-bill-into-
law/
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