
  
LINCOLN PARK PLANNING COMMISSION 

December 8, 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: 1125 Fort – Indoor Recreation  
B. Site Plan Review: 2420 Fort Park – Shopping Center 
C. Public Hearing: 2420 Fort Park – Shopping Center 
D. Special Land Use: 2420 Fort Park – Shopping Center 

VII. Policy Review and Discussion  
A. Southfield Road Corridor Study 

VIII. Education and Training (see December 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/
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1125 Fort – Indoor Recreation 

Site Plan Review 
 

Applicant Kassem Baydoun, represented by Hadla Design Architects 

Project Indoor Recreation  

Address 1125 Fort Street, Lincoln Park, MI 48146 

Date December 8, 2021 

Request Site Plan Review 

 
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 an indoor 
recreation facility, whichincludes a 
firing range and retail of firearms. The 
site consists of the vacant VFW Hall 
and a large parking lot in the rear of 
the building.    

Site Conditions 

The site is located at the corner of 
Fort Street and Montie Road. Ecorse 
Creek runs to the northeast of the 
property, and the property is within 
the 100-year and 500-year 
floodplains. The site is served by a 20-
ft. concrete sidewalk along Fort Street 
and an 8-ft. sidewalk along Montie 

Road. There is a bus stop and shelter immediately in front of the building along Fort Street, and there is an 
existing parking lot onsite. 

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 an Indoor 
Recreation Facility 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 land use is an 
appropriate location for automobile-oriented uses such 
as restaurants, gas stations with or without 
convenience stores, minor auto repair shops, and car 
washes that comply with special design standards that 
are not appropriate in other City areas such as the 
downtown. 

Land Use and Zoning 

Zoning 
The site is zoned Regional Business District (RBD). The 
proposed uses of an Indoor Recreation Facility is a 
principal permitted use under section 1282.02(l). 

 

Proposed and Existing Uses 
Site Vacant; Regional Business District (RBD) 

North 
Commercial; Regional Business District 
(RBD) 

East 
Commercial; Regional Business District 
(RBD), Community Service District (CSD) 

South 
Residential; Multiple Family Residential 
District (MFRD) 

West 
Commercial; Neighborhood Business 
District NBD 

 
Site Plan Documents 

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

Figure 2: Zoning Map 

Figure 3: Flood Hazard Overlay Map 
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Page Sheet Title Original Date Last Revision 

SP101 Title Page; Demo Arch. Site Plan 11/11/2021 – 

SP102 Proposed Arch. Site Plan 11/11/2021 – 

SP103 Proposed Site Lighting/Photometric Plan 11/11/2021 – 

LP-1 Proposed Landscape Planting Plan 11/11/2021 – 

C-1 Topographic Survey 11/12/2021 – 

C-2 Grading/Paving Plan 11/12/2021 – 

C-3 Utility Plan  11/12/2021 – 

A101 Proposed Floor Plan 11/11/2021 – 

A201 Proposed Elevations 11/11/2021 – 

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. 53.52 ft. at Fort St. Met 

Street Frontage  
(§1294.09) 

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

No proposed low retaining walls; branches 
of existing tree in planter box on Fort St. 
are higher than 8 ft. 

Met 

Lot Area Min. 4,000 sq. ft. 67,086 sq. ft. Met 

Lot Coverage Max. 50% ~15% Met 

Height Two story; 25 ft. One story; 19’ 5”  Met 

Setback – Front 30 ft. Fort St.: 50 ft.  
Montie Rd.: 0 ft. 

Partially Met 

Setback – Sides  
 

10 ft. from adjacent 
property line 

4.5 ft. to north  NOT MET 

Setback – Rear  
 

25 ft.  260 ft. Met 

The existing site meets all dimensional standards except for the front setback on Montie Road and the side 
setback to the north. Because this is an existing site, the City has historically permitted these conditions to 
remain. 

Items to be addressed 

None 
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BUILDING DESIGN 
The building design shall relate to the surrounding environment in regard to texture, scale, mass, proportion, and color. High 
standards of construction and quality materials will be incorporated into the new development. In addition to following design 
guidelines adopted in specific district or sub-area plans, the building design shall meet the requirements of Section 1296.04, 
Standards for Architecture and Building Materials. 

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

within 500’ 
Met 

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

Figure 4: Fort Street looking north. 

Figure 5: Fort Street looking south. 

Met 

• Building materials: primarily natural products conveying permanence (brick, decorative 
masonry block, stone, or beveled wood siding) = 75% of each façade (industrial 
districts, 50% if facing ROW) 
West Elevation (front on Fort St): 63% masonry (1,032/1,641) 
o Painted Brick: ~ 1,032 sf 
o Metal Siding: ~541 sf 
o Stone Veneer: ~68 sf 
o Total Area: ~1,641 sf 
North Elevation (side): 100% masonry 
o Painted Brick: ~421 sf 
o Painted CMU: ~2,020 sf 
o Total Area: ~2,441 sf 
East Elevation (rear – main entrance): 7% masonry (127/1,740) 
o Painted Brick: ~127 sf 
o Metal Siding: ~1,242 sf 
o Stone Veneer: ~371 sf 
o Glass Windows + Doors (exempt): ~73 sf 
o Total Area: ~1,813 sf 
South Elevation (side on Montie Rd.): 30% masonry (729/2,463) 
o Painted Brick: ~729 sf 
o Metal Siding: ~1,486 sf 
o Stone Veneer: ~248 sf 
o Total Area: ~2,463 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). Natural brick, white and grey  
• 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 Windows only present at rear. 
• Spaces between windows = columns, mullions, or material found elsewhere on façade 
• Front facades > 25% windows 0% transparency on both Fort St. & Montie Rd 
• Size, shape, orientation, spacing to match buildings within 500’ 

NOT 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) Door pulls, peaked roof, larger windows in front. 

Met 

• Pitched / shingled roof forms suggested; overhanging eaves with slope of 0.5 to 1 Flat 
roof 

• Rooflines >100’ = roof forms, parapets, cornice lines  
• Roof-top mechanical equipment screened by roof form. Existing mechanical equipment 

located on the roof appears to be screened. 

Partially 
Met 

 
The building materials and transparency (windows) do not meet the standards but may be preserved so 
long as the nonconformity is not increased. 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; however, the existing tree in the planter along Fort 
Street will remain. 

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, 
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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 20-ft concrete sidewalk along Fort Street and an 8-ft. sidewalk along Montie Rd., 
which provides pedestrian circulation separated from the vehicular circulation. The existing sidewalk 
appears to have some cracks, and the applicant must bring it up to City standards. There is a bus stop 
along Fort Street immediately in front of the building, and there are no bicycle facilities along the ROW or 
bicycle parking facilities proposed. 

Items to be addressed 

� Applicant shall ensure that existing and new 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. 

Use Required Proposed Compliance 

Firing Range (closest 
comparable use is a 
bowling alley, which 
is based on lanes) 

Two (2) for each firing lane (2 people is the 
maximum number at a lane at any time) 

10 shooting stalls = 10 x 2 = 20 spaces 

44 spaces Met 

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

Retail area = ~2,276 sf 
5,094 / 250 = 20 spaces 

TOTAL 40 spaces required 

 

 Required Proposed Compliance 

Parking 
Area 

Type B 
§1290.05 

Adequate means of ingress and egress shall be 
provided and shown 

3 existing curb cuts will be 
removed; there will be one 
ingress / egress point on 
Montie Rd. 

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 

Parking area will be resurfaced 
with new asphalt.  

Met 

Concrete curbs and gutters Concrete curbs and gutters are 
indicated on the site plan. 
Details provided on sheet C-2. 

Met 

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

There is a multi-family housing 
complex across Montie Rd.; 
however, a large parking area 

N/A 
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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. 

for the 9-story apartment 
complex separates the 
residential use. Furthermore, 
because of the existing 
floodplain onsite, there is  no 
space for a wall and additional 
structures should not be added 
to a floodplain for the 
purposes of flooding 
mitigation. 

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

Ingress/egress only from 
Montie Rd.; there is ample 
space in the parking lot 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. 

No parking spaces directly abut 
sidewalks or right-of-ways; 
entire parking area is curbed. 

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 

26 to 50 2 2 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 

5,001 to 20,000 1 
10’ x 50’ loading space provided 

on east side of building. 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. 

Access to the site is from Montie Road; therefore, the standards of this section do not apply. 
 

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 Montie Road and Fort Street. 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 
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 

Sidewalk directly abuts street for 
both Fort St. & Montie Rd; 10-
ft. greenbelt between parking 
lot and sidewalk. 

Met as 
possible 

1 tree and 4 shrubs per 40’ of street frontage  
Fort St. (53’) + Montie Rd. (473’) = 526’ 
526’ of frontage = 13 trees and 52 shrubs 
30% Redevelopment Standard = 4 trees and 16 
shrubs 

1 Elm tree, 1 Honeylocust tree, 
2 Cumulus Allegheny 
Serviceberry trees, 22 Red 
Chokeberry shrubs, 36 Red 
Head Fountain Grass (N/A) 
TOTAL: 4 trees, 22 shrubs 

Met  

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

Landscaping proposed between 
parking lot and Montie Rd. 

Met 

In
te

rio
r L

an
ds

ca
pi

ng
 

10% of total lot area landscaped, including 
groundcover  
(~67,086  sf*0.1) = 6,709 sf landscaping 
30% Redevelopment Standard = 2,013 sf 
landscaping 

~36,500 sf of lot area will be 
landscaped. 
 

Met 

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

Proposed plantings grouped 
near entrances and sidewalks. 

Met 

1 tree per 400 sf of required landscaping and 1 
shrub per 250 sf of required landscaping  
30% Redevelopment Standard = 5 trees and 8 
shrubs 

2 Tulip trees, 3 Cumulus 
Allegheny Serviceberry trees, 2 
Fastigiate Maidenhair trees, 36 
Abbottswood Shrub Cinquefoil, 
12 Andorra Spreading Juniper, 
14 Pee Wee Oakleaf Hydrangea, 
13 Gro-Low Fragrant Sumac, 12 
Desiformis Yew, 20 Everlow 
Yew, 142 Happy Returns Daylily 
(N/A) 
TOTAL: 7 trees, 107 shrubs 

Met 

Pa
rk

in
g 

Lo
t 

1 deciduous or ornamental tree per 10 parking 
spaces  
44 parking spaces = 4 trees 
30% Redevelopment Standard = 1 tree 

1 Fastigiate Maidenhair tree Met  

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

Sc
re

en
in  Waste receptacle: Decorative masonry wall of at 

least 6’ with solid or impervious gate 
6’ CMU wall proposed to screen 
dumpster. 

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

N/A N/A 

 
The proposed landscaping plan meets and exceeds 30% of the landscaping requirements, which is more 
than sufficient for the redevelopment of an existing site.  

Items to be addressed 

None 
 

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.  

� Applicant shall obtain a Soil Erosion and Sedimentation permit 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 is served by public water and sewer. No new water line or sanitary sewer systems are proposed for 
the site. 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 being reused, it is important that the 
developer realize this existing water service is also old and may have reached its life expectancy. If the 
existing service is a lead-type service, it will need to be 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. 
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� 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. 

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. Furthermore, no wetlands are currently shown on the site plan. If 
there are wetlands on the site, the developer must obtain a permit from the Michigan Department of 
Environment, Great Lakes, and Energy (EGLE). 

Per Engineering comments, the proposed storm sewer system may require a permit from the Wayne 
County Department of Public Services, and the applicant must satisfy their requirements prior to obtaining 
a City permit. If no permit is necessary, the applicant will need to provide documentation to the City 
Engineer prior to construction permit review. Additionally, further information is needed regarding the 
existing catch basin to which the site will discharge its stormwater – invert elevations and existing pipe sizes 
will be needed for this structure for detailed engineering review. 

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. 
� Applicant shall confirm that there are no wetlands on the site. If there are wetlands on the site, the 

applicant shall obtain a permit from the Michigan Department of Environment, Great Lakes, and 
Energy (EGLE). 

� Applicant shall provide additional information (invert elevations and existing pipe sizes) for the existing 
catch basin at the time of detailed engineering review. 

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. 
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Manufacturer specifications show that new proposed lighting is downward facing. The Photometric Plan 
shows that the site meets lighting standards except for on the southern side of the property where the 
building abuts the property line. Per §1294.31(f) of the Lincoln Park Zoning Code, “in no case shall more 
than one (1) foot-candle power of light cross a lot line five (5) feet above the ground.” 

Items to be addressed 

� Applicant shall ensure that the proposed lighting meets the standards outlined in §1294.31(f) of the 
Lincoln Park Zoning Code. 
 

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. 

Indoor firing ranges have the potential to produce adverse noise impacts. Applicant shall provide 
documentation for noise mitigation. 

Items to be addressed 

� Applicant shall provide documentation for noise mitigation. 
 

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 appears to be 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. 

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. 
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The proposed use is expected to generate some quantity of hazardous materials or waste. Applicant shall 
provide doumentation of compliance with State and Federal standards for storage, use, handling, and 
disposal. 

Items to be addressed 

� Applicant shall provide documentation of compliance with State and Federal standards for storage, use, 
handling, and disposal of hazardous materials and waste.  

 

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 
applicable. 

Fort Street is under the jurisidiction of Wayne County. All work within the right-of-way shall be approved 
by the Wayne County Road Commission.  

Items to be addressed 

� Applicant to secure all appropriate agency reviews as needed. 
 

VARIANCES 

No variances are anticipated from this proposal. 

Items to be addressed  

None 
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RECOMMENDATIONS 

Findings 

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

Conditions 

Conditions to be Addressed Before Approval Letter is Issued: 
� Applicant shall indicate the location of the floodplain and elevations on the site plan. 
� Applicant shall ensure that the proposed lighting meets the standards outlined in §1294.31(f) of the 

Lincoln Park Zoning Code. 

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

Public Services to comply with soil erosion control standards.  
� Applicant shall obtain a Soil Erosion and Sedimentation permit from Wayne County. 
� 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 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 confirm that there are no wetlands on the site. If there are wetlands on the site, the 

applicant shall obtain a permit from the Michigan Department of Environment, Great Lakes, and 
Energy (EGLE). 

� Applicant shall provide additional information (invert elevations and existing pipe sizes) for the existing 
catch basin at the time of detailed engineering review. 

� Applicant shall provide documentation for noise mitigation. 
� Applicant shall work with the Building Department to ensure signs comply with the Lincoln Park Sign 

Ordinance. 
� Applicant shall provide documentation of compliance with State and Federal standards for storage, use, 

handling, and disposal of hazardous materials and waste.  
� Applicant to secure all appropriate agency reviews as needed. 
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p l a n n i n g  r e v i e w 

Recommendations 

I move that the City of Lincoln Park Planning Commission approve the site plan numbered PPC21-0047, 
proposing an indoor recreation facility at 1125 Fort Street 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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TITLE SHEET

DEMO:

· ARCH. SITE PLAN

SP101SCALE: 1/16"=1'-0"
DEMO ARCHITECTURAL SITE PLAN 1A

PROJECT  DATA

N

SHEET INDEXLINCOLN RANGE GUN SHOP & FIRING RANGE
1125 FORT ST, LINCOLN PARK, MI 48146

TAX PARCEL I.D.# :

LOCATION MAP

N

ASSESSOR LEGAL DESCRIPTION :

SITE PLAN NOTES
● ONLY A BOUNDARY SURVEY CAN DETERMINE THE EXACT SIZE AND/OR LOCATION OF THE PROPERTY LINES, THE EXACT BUILDING LOCATION, AND FENCE / SCREEN WALL LOCATIONS.
● ALL DIMENSIONS ON THIS SITE PLAN MUST BE VERIFIED IN ORDER TO BE DEEMED ACCURATE.
● ALL CONDITIONS SHOWN ON THIS SITE PLAN ARE EXISTING OR DEMO AND WILL BE LABLED AS "EX.", "REMOVE", "RELOCATE", "REPLACE"

TAX PARCEL I.D.# :

ASSESSOR LEGAL DESCRIPTION :

PROPOSED WORK:
● WE ARE PROPOSING AN INFILL OF THE EXISTING BUILDING, ALONG WITH EXTERIOR BUILDING RENOVATIONS AND
SITE RENOVATIONS.
● THE PREVIOUS USE WAS A COMMUNITY HALL AND THE PROPOSED USE WILL BE A FIRE ARM RETAIL STORE WITH
ACCESSORY INDOOR FIRING RANGE.
●SIGNAGE REQUIRES SEPARATE PERMITS. SIGN LOCATIONS SHOWN HERE ARE ONLY POTENTIAL SIGN LOCATIONS
●5 EMPLOYEES ON LARGEST SHIFT. HOURS OF OPERATION TO BE 9AM TO 9PM, 7 DAYS A WEEK.

SITE ZONING: = REGIONAL BUSINESS DISTRICT
BUILDING USE GROUP: = M-MERCINTILE W/ ACCESSORY FIRING RANGE  (FIRING RANGE SHALL BE

DESIGNATED AS PART OF THE M-MERCINTILE ASSEMBLY)
CONSTRUCTION TYPE: = TYPE 3B
FIRE SPRINKLER SYSTEM: = NO, NOT REQUIRED
BUILDING HEIGHT: = 21'-0" MAX HEIGHT
GROSS BUILDING AREA = 10,225 SF
PROPERTY AREA  = 67,086 SF (1.54 ACRES)
LOT COVERAGE  = 10,225 SF / 67,086 = 15.2%

OCCUPANT LOAD:
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= TRAVEL DISTANCE MAX IS 90'

PARKING:
REQUIRED SHOOTING GALLERY: = 2 PER SHOOTING LANE = 20 SPACES
REQUIRED RETAIL: = 1 PER 250SF : 5094SF/250 = 20 SPACES TOTAL = 40 PERSONAL
PROVIDED = 44 SPACES PROVIDED (INCLUDING 2 VAN ACCESSIBLE)

LANDSCAPE/GRASS COVERAGE: = 36,500 SF / 67,086 SF = 54.4%

-2015 MICHIGAN BUILDING CODE
-2015 INTERNATIONAL FIRE CODE
-2015 MICHIGAN PLUMBING CODE
-2015 MICHIGAN MECHANICAL CODE
-2017 NATIONAL ELECTRICAL CODE W/ PART 8 AMENDMENTS
-ICC/ANSI A117.1-2009 (ACCESSIBILITY)
-ASHRAE 90.1 2013 ENERGY CODE
-THE CITY OF LINCOLN PARK  ZONING ORDINANC E

APPLICABLE CODES

SP101   ● TITLE PAGE
  ● DEMO ARCH. SITE PLAN

-
1/16" = 1'-0"

SP102   ● PROPOSED ARCH. SITE PLAN 1/16" = 1'-0"
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SP102SCALE: 1/16"=1'-0"
PROPOSED ARCHITECTURAL SITE PLAN 1A

N

SITE PLAN NOTES
● ONLY A BOUNDARY SURVEY CAN DETERMINE THE EXACT SIZE AND/OR LOCATION OF THE PROPERTY LINES, THE EXACT BUILDING LOCATION, AND FENCE / SCREEN WALL LOCATIONS.
● ALL DIMENSIONS ON THIS SITE PLAN MUST BE VERIFIED IN ORDER TO BE DEEMED ACCURATE.
● ALL CONDITIONS SHOWN ON THIS SITE PLAN ARE NEW UNLESS SPECIFICALLY LABELED AS "EX" FOR EXISTING.
● ASPHALT THROUGHOUT ENTIRE PARKING LOT TO BE RESURFACED AND RESTRIPED PER THE PLAN. SEE CIVIL PLANS FOR MORE DETAILS.
● SEE LANDSCAPING PLAN FOR ALL PLANT AND SOFTSCAPE DETAILS.
● THE SIGN CONTRACTOR SHALL APPLY FOR A SEPARATE PERMIT FOR SIGNAGE. SIGNS SHALL COMPLY WITH EXTERIOR COLOR STANDARDS AND SIGN REQUIREMENTS.
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Luminaire list (Site 1)

Index Manufacturer Item number

Fitting

Luminous flux

Light loss factor

Connected load

Quantity

1

Visionaire

Lighting LLC

VMX-1-T3-64LC-

7-5K-UNV

1x 11586 lm 0.80 140 W 13

2
SEPICN HC-WPC-60W SMD 3030 8361 lm

0.80 60 W 14

# Name
SYMBOL

Min Max

Average
Min/average

Min/max

1

VALUES AT GRADE

0.015 fc 15.9 fc 1.71 fc
0.009 0.001
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Elizabeth Gunden

From: Ray Watters <RWatters@citylp.com>
Sent: Tuesday, November 16, 2021 12:41 PM
To: Elizabeth Gunden
Subject: Re: Site Plan Review Request: 1125 Fort - Indoor Recreation

The police department has no issues with the gun range moving forward.   
 
 
Chief R.Watters  

From: Elizabeth Gunden <egunden@bria2.com> 
Sent: Tuesday, November 16, 2021 12:22 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> 
Subject: Site Plan Review Request: 1125 Fort ‐ Indoor Recreation  
  
Hello! 
  
Please find attached a set of plans for an indoor recreation facility (gun shop and firing range) at 1125 Fort Street. 
Comments are appreciated by reply to this email by Wednesday, November 24th. 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  
  
Office: 734.663.2622 
Direct Line: 734.239.6615 
 
Petoskey, MI   231.347.2523 
Traverse City, MI   231.933.8400 
Toledo, OH   419.242.3428 
 
Please visit us at www.bria2.com   
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2420 Fort Park Blvd – Shopping Center 

Site Plan Review 
 

Applicant Omar Alghaiti, represented by MA Designers, Inc. 

Project Shopping Center 

Address 2420 Fort Park Boulevard, Lincoln Park, MI 48146 

Date December 8, 2021 

Request Site Plan Review  

 
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 shopping 
center. The site is currently a vacant 
commercial building with four units, 
and this review will both bring the site 
into conformity with the Zoning 
Ordinance and will allow for new 
commercial units to open onsite 
without having to go before the 
Planning Commission each time. 

Site conditions 
The existing 4-unit, 4,014 sq. ft. 
building is located on a 0.18-acre 
parcel situated on Fort Park Boulevard 
between McClain Avenue and 
Champaign Road. There is a parking 
area behind the building with vehicular 
access via a public alley. There is also 

on-street parking along Fort Park Blvd. The public alley west of the building separates the site from a 
single-family residential neighborhood. The building is served by an existing 6-ft. concrete sidewalk on Fort 
Park Blvd. 

Figure 1: Aerial of Site 
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Master Plan Future Land Use Classification 

The Future Land Use classification for this parcel is Neighborhood Commercial.  
 
Intent; Desirable Uses & Elements 
Neighborhood Commercial 
properties are intended to serve 
the the immediate neighborhood 
and are located within existing 
neighborhoods. The proposed use 
fits within the Neighborhood 
Commercial land use designation. 
 
Land Use and Zoning 

Zoning 
The parcel is zoned 
Neighborhood Business District. 
The proposed use of a “shopping 
center with less than twenty 
thousand (20,000) square feet of 
gross floor area, containing uses 
permitted in this chapter” is a 
permitted after Special Land Use 
approval in the NBD per §1276.03(c). 
 

Proposed and Existing Uses 
Site Vacant commercial building; Neighborhood Business District (NBD) 
North Commercial; Neighborhood Business District (NBD) 
East ROW & Commercial; Municipal Business District (MBD) 
South Commercial; Neighborhood Business District (NBD) 
West ROW (alley) & Residential; Single-Family Residential District (SFRD) 

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 

SP-1 Existing Site Plan   9/17/2021 11/21/2021 

A-1 Proposed Floor Plan  9/17/2021 – 

A-2 Elevations 9/17/2021 – 

A-3 Existing / Proposed Floor Plan 11/21/2021 – 
 

Figure 2: Zoning Map 
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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. 70 ft. Met 

Street Frontage 
(§1294.09) 

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

Property is not located on 
a corner lot 

N/A 

Lot Area Min. 4,000 sq ft ~7,780 sq ft Met 

Lot Coverage Max. 50% (4,014/7,780) ~50% Met 

Height 2-Story Building; 25 ft 1-story; 15’6’’ Met 

Setback – Front  0 0 Met 

Setback – Sides  0 0 Met 

Setback – Rear  0 ~53 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 with flat roofs. 

 
Figure 3: 1 block north on Fort Park Blvd. 
 

Met 
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Required Compliance 

 
Figure 4: 1 block south on Fort Park Blvd.  

• 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).  
East Elevation (front): 54% masonry (297 sf / 545 sf) 

o Masonry: ~297 sf 
o Dryvit: ~248 sf 
o Glass Windows/Doors (exempt): ~492 sf  
o Total Area: ~1,037 sf 

West Elevation (rear): 88% masonry (769 sf / 871 sf) 
o Masonry: ~769 sf 
o Metal Doors: ~102 sf 
o Total Area: ~871 sf 

North Elevation (side): 100% masonry 
o Masonry: ~929 sf 
o Total Area: ~929 sf 

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.  

NOT MET 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

• Façade: <100’ uninterrupted Building is ~70 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 the same color. 

Met 

• Windows: vertical, recessed, visually obvious sills. No windows on north / west sides. 
• Spaces between windows = columns, mullions, or material found elsewhere on the 

façade 
• Front facades > 25% windows 47% transparency [492 sf (windows + doors) / 1,037 sf] 
• Size, shape, orientation, spacing to match buildings within 500’ 

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 doors with distinctive door pull, large 
display windows 

Met 
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Required Compliance 
• Pitched / shingled roof forms suggested; overhanging eaves with slope of 0.5 to 1 flat 

roof 
• Rooflines >100’ = roof forms, parapets, cornice lines N/A 
• Roof-top mechanical equipment screened by roof form. No roof-top mechanical 

equipment proposed. 

Met as 
possible 

 
The existing building does not meet the standards for building materials on the front façade. 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 
 

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’ public sidewalk along Fort Park Blvd., which provides pedestrian circulation 
separated from the vehicular circulation. The existing sidewalk appears to be cracked in several places and 
in need of repair. 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. 
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Use Required Proposed Compliance 

Shopping centers or 
clustered commercial 
centers with less than 
60,000 square feet of 
gross leaseable floor area 

Four (4) for every one-thousand (1,000) square 
feet of gross leaseable floor area (GLFA) 

GLFA = 85% GFA where floor plans not yet 
determined = 4,014*0.85 = 3,412 sf  

3,412 / 1,000 = 3.4 x 4 = 13 spaces 

5  NOT MET 

 
The proposed number of the parking spaces does not comply with the parking requirements for the 
proposed use, and the small lot size prevents the applicant from providing the required 13 parking spaces. 
However, there is also on-street parking along Fort Park Blvd., with room for roughly 10 parking spaces. It 
is the Planning Commission’s responsibilty to determine whether the proposed parking plan offers 
adequate provision for the intended use while preserving the public health, safety, and welfare. 

§1290.01 (q)  Waiver or Modification of Standards for Special Situations.  The Planning Commission may reduce 
or waive the number of off-street parking and/or loading spaces required for a specific use, provided they 
determine that no good purpose would be served by providing the required number of such spaces.  In making 
such a determination to reduce or waive the requirements for off-street parking and/or loading spaces of this 
chapter, the following may be considered: 
      (1)   Extent that existing off-street parking and/or loading spaces can effectively accommodate the parking and 
loading needs of a given use. 
      (2)   Extent that existing on-street parking and/or loading spaces can effectively accommodate the parking and 
loading needs of a given use without negatively impacting traffic safety or adjacent uses. 
      (3)   Existing and proposed building placement. 
      (4)   Location and proximity of municipal parking lots and/or public alleys. 
      (5)   Agreements for parking and/or loading spaces with adjacent or nearby property owners. 
 

 Required Proposed Compliance 

Parking 
Area 

Type B 
§1290.05 

Adequate means of ingress and egress shall be 
provided and shown 

Ingress/egress to parking area 
is via the rear public alley. 

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 

Parking area is asphalt.  Met 

Concrete curbs and gutters No curb details provided. INQUIRY 
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 no space on 
the site for the required 
masonry wall and landscaping. 

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

Ingress/egress only from alley 
there is ample space in the 
alley 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. 

No parking spaces directly abut 
sidewalks or right-of-ways. 

N/A 

 

Items to be addressed 

� A parking waiver is requested from the Planning Commission for the required 13 parking spaces. 
Factors for consideration are the size of the site and available on-street parking on Fort Park Blvd.  

� Applicant shall show curbs for parking area on the plan, if applicable. 
 

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 1 Met 

 
Items to be addressed 

None 
 

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

Gross Floor Area Loading Spaces – Required Loading Spaces – Provided Compliance 

2,001 to 5,000 1 Loading may occur in alley. Met 

 
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 
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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, 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 vehicle access will be via Fort Park Blvd. 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 
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 
The sidewalk directly abuts Fort 
Park Blvd. with no space for 
landscaping.  

N/A 

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

In
te

rio
r L

an
ds

ca
pi

ng
 

10% of total lot area landscaped, including 
groundcover  
(7,780 sf *0.1) = 778 sf landscaping 
30% redevelopment standard: 233 sf 

~1,800 sf of the site is 
landscaped. 

Met 

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

Existing landscaped area at rear 
entrance. 

Met 

1 tree per 400 sf of required landscaping and 1 
shrub per 250 sf of required landscaping 
778/400 = 1.9 = 2 trees 
778/250 = 3.1 = 3 shrubs 
30% redevelopment standard: 1 tree and 1 
shrub  

1 tree and 8 existing evergreen 
shrubs to remain. 

Met 

Pa
rk

in
g 

Lo
t 1 deciduous or ornamental tree per 10 parking 

spaces  
Fewer than 10 parking spaces. N/A 

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 waste management 
plan is to share an existing 
dumpster with a neighboring 
property; letter of agreement 
must be provided. 

INQUIRY 

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

There is no space on the site for 
the required masonry wall and 
landscaping. 

N/A 

 

Items to be addressed 

� Applicant shall request a Planning Commission waiver from the landscaping and abutting residential 
screening requirements as the site is too small to accommodate such requirements. 

� Applicant shall provide letter of agreement for shared use of neighboring dumpster. 
 

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. 
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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. For sanitary sewer 
service,  the applicant will need to verify that the existing sanitary service is adequate to handle the 
required flows for the building use. If being reused, it is important that the applicant realize that this 
existing sanitary service is incredibly 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. For 
water service, the applicant must verify the water service type and size and that the existing service is 
adequate to handle the required flows. If it is undersized for the proposed use of the building or if it is a 
lead-type service, it must be replaced. As with the sanitary sewer, it is important that the applicant realized 
that the existing water service is incredibly old and may have reached its life expectancy. 

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. 

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

1276.06, Required Conditions (NBD) 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 proposed at this 
time.  

Met 

 
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 and so that it does not impede the vision of traffic 
along adjacent streets. 
 

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

No adverse noise impacts are anticipated from the development. 

Items to be addressed  

None 
 

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

No mechanical equipment is proposed. 

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

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 
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. 
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Waivers 

� A parking waiver is requested from the Planning Commission for the required 13 parking spaces. 
Factors for consideration are the size of the site and available on-street parking on Fort Park Blvd.  

� Applicant shall request a Planning Commission waiver from the landscaping and abutting residential 
screening requirements as the site is too small to accommodate such requirements. 

Conditions 

Conditions to be addressed before approval is issued 
� Applicant shall show curbs for parking area on the plan, if applicable. 
� Applicant shall provide letter of agreement for shared use of neighboring dumpster. 
� If new lighting is proposed, applicant shall provide manufacturer specifications to ensure that lighting is 

arranged to deflect away from adjacent properties and so that it does not impede the vision of traffic 
along adjacent streets. 

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.  
� 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 City Engineer to review stormwater management system to determine 

the appropriate permitting process. 
� 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 PPC21-0065, 
proposing a shopping center at 2420 Fort Park Boulevard 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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2420 Fort Park Blvd – Shopping Center 

Special Land Use Review 

 

Applicant Omar Alghaiti, represented by MA Designers, Inc.  

Project Shopping Center  

Address 2420 Fort Park Boulevard, Lincoln Park, MI 48146  

Date December 8, 2021  

Request Special Land Use   

 

REQUEST 

The applicant proposes to obtain Special Land Use approval to allow for shopping center at 2420 Fort Park 
Boulevard. The site is an existing building with four units along Fort Park Boulevard between McLain 
Avenue and Champaign Road. The site is about 0.15 acres, and there is vehicular access to the building via 
the alley in the rear. The proposed use of a shopping center with less than twenty thousand (20,000) 
square feet of gross floor area is permitted within the Neighborhood Business District (NBD) after Special 
Land Use approval under §1276.03(c) of the Lincoln Park Zoning Code. 

The property is legally described as: 

GF127 128 129 LOTS 127 128 AND 129 FORT ST. ESTATES SUB PC 86 L35 P4 WCR  

CRITERIA FOR REVIEW 

The following conditions are all required to be met before a Special Land Use approval may be 
granted: 

1) The special use will promote the use of land in a socially and economically desirable manner for 
persons who will use the proposed land use or activity, for landowners and residents who are 
adjacent thereto and for the City as a whole;  

The proposed use will prepare an existing and vacant building in the Neighborhood Business 
District to be development-ready for future businesses . 

This condition is MET. 

2) The special use is compatible and in accordance with the goals, objectives and policies of the City's 
Comprehensive Development Plan;  

The Future Land Use classification for the site is Neighborhood Commercial.  
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Neighborhood Commercial properties are intended to serve the the immediate neighborhood and are 
located within existing neighborhoods. This site is one of very few properties in the City that meets the 
intent of the “Neighborhood Commercial” land use. 

This condition is MET 

3) The special use is necessary for the public convenience at that location;  

The site is existing, and it will serve the adjoining neighborhoods. 

This condition is MET. 

4) The special use is compatible with adjacent uses of land, and can be constructed, operated and 
maintained so as to continue to be compatible with the existing or intended character of the general 
vicinity and so as not to change the essential character of the area in which it is proposed;  

The proposal will make use of an existing and vacant building that is in good condition. The proposed 
use is compatible with adjacent residential and commercial uses. 

This condition is MET. 

5) The special use is so designed, located and proposed to be operated that the public health, safety and 
welfare will be protected;  

The site is adequately designed and located between a residential neighborhood and commercial 
properties along Fort Street. 

This condition is MET. 

6) The special use can be adequately served by public services and facilities without diminishing or 
adversely affecting public services and facilities to existing land uses in the area;  

The proposed use will fill an existing and vacant building and will re-use existing services and facilities. 

This condition is MET. 

7) The special use will not cause injury to the value of other property in the neighborhood in which it is to 
be located;  

The proposal will make use of an existing and vacant building that is in good condition. The proposed 
use is an appropriate use adjacent to a residential neighborhood. 

This condition is MET. 

8) The special use will protect the natural environment, help conserve natural resources and energy, and 
will not involve uses, activities, processes, materials and equipment or conditions of operation that will 
be detrimental to the natural environment, public health, safety or welfare by reason of excessive 
production of traffic, noise, smoke, odors or other such nuisance;  

The proposal does nothing to protect the natural environment; however, it will maintain existing 
landscaping on the site. 

This condition is PARTIALLY MET. 
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9) The special use is within the provisions of uses requiring special approval as set forth in the various 
zoning districts herein, is in harmony with the purposes and conforms to the applicable regulations of 
the zoning district in which it is to be located, and meets applicable site design standards for use in 
Section 1296.02; and  

The site meets zoning requirements and design standards, and there are no specific site design 
standards for uses permitted after special approval pertinent to neighborhood shopping centers. 

This condition is MET.  

10) The special use is related to the valid exercise of the City's police power and purposes which are 
affected by the proposed use or activity.  

This condition is MET. 

 

PROPOSED MOTION 

I move that the Lincoln Park Planning Commission grant Special Land Use Approval for a shopping center 
at 2420 Fort Park Boulevard, as requested in PPC 21-0065, based on an affirmative finding of compliance 
with the criteria set forth in Section 1262.08 of the Lincoln Park Zoning Code. 
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Elizabeth Gunden

From: Ray Watters <RWatters@citylp.com>
Sent: Tuesday, November 23, 2021 1:00 PM
To: Elizabeth Gunden
Subject: Re: Site Plan Review Request: 2420 Fort Park - Shopping Center

The police department does not have issues with the shopping center moving forward.   
 
 
Chief R.Watters  

From: Elizabeth Gunden <egunden@bria2.com> 
Sent: Tuesday, November 23, 2021 8:07 AM 
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> 
Subject: Site Plan Review Request: 2420 Fort Park ‐ Shopping Center  
  
Hello! 
  
Please find attached a set of plans for a shopping center at 2420 Fort Park Blvd. I apologize for sending this so late, 
but comments are appreciated by reply to this email by Tuesday, November 30th. 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  
  
Office: 734.663.2622 
Direct Line: 734.239.6615 
 
Petoskey, MI   231.347.2523 
Traverse City, MI   231.933.8400 
Toledo, OH   419.242.3428 
 
Please visit us at www.bria2.com   
  



























Community planning at the national scale
Several recent, large-scale initiatives bring issues under local purview into national focus. 

The Infrastructure Bill has passed

The $1.2 trillion Bipartisan Infrastructure Framework (BIF), signed into law on November 
15, reauthorizes the five-year Fixing America’s Surface Transportation Act (FAST Act) and 
funds a variety of local planning efforts that reflect recommendations from the American 
Planning Association’s Surface Transportation Policy Guide. Climate provisions are 
addressed for the first time, and justice and equity considerations are explicit. Modernized 
systems are the goal, including digital technology and active transportation. More than 
$10B is headed to Michigan: $7.3 billion for roads; $1.3 billion for water infrastructure, 
including lead and PFAS; $1 billion to improve rail lines and buses; $563 million to repair 
or replace bridges; $110 million for charging infrastructure; and up to $100 million to 
expand high-speed internet access to nearly 400,000 people.
American Planning Association. https://www.planning.org/planning/2021/fall/7-ways-the-new-infrastructure-
package-invests-in-planning/ Bridge Michigan. https://www.bridgemi.com/michigan-government/how-12-
trillion-biden-infrastructure-bill-will-be-spent-michigan

Planning funds retained in Build Back Better framework

President Biden’s pared-down Build Back Better framework, the companion social 
spending and climate change bill, has retained the Unlocking Possibilities program—
based on the APA-endorsed Housing Supply and Affordability Act—which offers federal 
funding, technical assistance, and support for communities and states to rethink outdated 
residential zoning and codes. APA stresses that the bill’s inclusion in the $1.75 billion 
package is the direct result of planners’ advocacy. 
American Planning Association. https://planning.org/blog/9225311/white-house-embraces-federal-zoning-
reform-provision/

But COVID programs show that spending money has its challenges

As of late October, seven months after Congress approved the American Rescue Plan Act 
to spur recovery from the COVID-19 pandemic, Michigan had spent or committed less 
than $800,000 of its $6.5 billion in federal stimulus recovery funds, including $160 million 
for pandemic grants to hospitals and $121 million to expand free preschool access. Local 
governments qualified for more than $4.4 billion in total funding, but Michigan’s nine 
largest counties reported spending a collective $28 million out of the more than $1 billion 
they qualified for. Governments at all scales are taking a wait-and-see approach, reluctant 
to start projects that may be covered or funded by other programs and seeking public 
prioritization. Local governments have through 2024 to spend the funds. 
Bridge Michigan. https://www.bridgemi.com/michigan-government/michigan-governments-sit-11b-stimulus-
needs-grow-every-day
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New Open Meetings Act amendment introduced
“A meeting of a public body held, in whole or in part, electronically by telephonic or video 
conferencing...is permitted...on and after March 31, 2022, only in the circumstances requiring 
accommodation of members absent due to military duty as described in section 3(2). At a 
meeting held under this subdivision, only those members absent due to military duty may 
participate remotely.”

A bill introduced in late October sunsets “no reason” electronic meetings on March 
31, 2022 and retroactively legalizes all held in that manner since March 2020; strikes 
an earlier amendment permitting them where local governments have declared a state 
of emergency; and clarifies participation by active-duty military members. It retains an 
exemption for agricultural commodity groups. The bill has been referred to the Michigan 
Senate Committee on Local Government.
Michigan Legislature. http://www.legislature.mi.gov/documents/2021-2022/billintroduced/Senate/pdf/2021-
SIB-0705.pdf

Lower water withdrawal plan replaces controversial Nestle permit
“The company formerly known as Nestle Waters North America has surrendered a controversial 
permit to extract Michigan groundwater for bottling and plans to decrease its withdrawal by 
enough to sidestep the extensive environmental scrutiny that came with it.”

“Blue Triton Brands told EGLE that it ‘will not be utilizing’ the permit its corporate 
predecessor obtained in 2018 following an extensive review that was prompted by public 
outcry over the company’s plans to increase groundwater extraction in Osceola County. 
The permit, granted under Section 17 of the state Safe Drinking Water Act, allowed Nestle 
to increase its White Pine Springs well extraction from 250 to 400 gallons-per-minute 
(gpm) once the company developed an extensive plan to monitor groundwater levels, 
stream flows, wetlands, aquatic life and habitat in the surrounding watershed. According 
to its letter, Blue Triton would instead pump at 288-gpm, a decrease that allows the 
company to avoid the monitoring requirements and clear a lower regulatory bar that 
involves modeling the extraction on a computer rather than taking measurements in-the-
field. Blue Triton’s new 288-gpm extraction already passed the state’s computer model, 
the Water Withdrawal Assessment Tool, according to EGLE. The company has until March 
28, 2023 to install a new pump or the approval expires.”
Mlive. https://www.mlive.com/public-interest/2021/10/nestle-water-owners-return-michigan-permit-plan-
new-withdrawal.html 

Legislative

Michigan Sign Guidebook Package
Live Q&A session from 12:30-1pm January 12, 2022. Cost: $30 (MAP members, $25, contact  
MAP staff at ajordan@planningmi.org for promo code)

The Michigan Association of Planning and Scenic Michigan are offering a package of 
resources to help develop defensible sign regulations. Access to the prerecorded Sign 
Design Guidelines—originally presented at the MAP Annual Conference—is available 
alongside a live Q&A with Brian Connolly who presented the conference session. The 
package includes a discount on the 2nd edition Sign Guidebook and a copy of the Dec/
Jan issue of Michigan Planner magazine, which is devoted to signs.  
Michigan Association of Planning. More information: https://miapa.memberclicks.net/michigan-sign-
guidebook-package
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