Planning Commission Meeting
September 1, 2022

TO:

City of Allen Park Planning Commission

FROM:

Mike Auerbach, Planner

DATE:

August 26, 2022

RE:

Proposed Tobacco Retailer Zoning Ordinance Amendment

As discussed at the Commission’s July 7, 2022 regular meeting, the Planning Commission is scheduled to
hold a public hearing to take comment on a proposed zoning ordinance amendment for the purpose of
regulating tobacco retailers, or “vape shops,” within the City. As proposed, the amendment would define
tobacco retailers and terms related to that use in the Zoning Ordinance and establish tobacco retailers as
a permitted use in the C-6A and C-6B regional shopping districts. The following items accompany this
memo for the Commission’s reference:
1. Proposed ordinance amendment language, including uses currently permitted in the C-6A and C6B Districts.
2. Current C-6C permitted uses and district requirements (no changes proposed).
3. Current Zoning Map (no changes proposed).
BACKGROUND
The City’s Legal Affairs Committee prepared the proposed amendment to address concerns raised by the
Downtown Development Authority and City officials that concentrations of tobacco retailers increase the
potential of tobacco sales to minors, and pose a risk of negative aesthetic impacts, blight, and loss of
property values of residential neighborhoods and other businesses nearby. Staff estimate that a minimum
of nine (9) tobacco retailers are currently located within the City.
Following a discussion about these concerns and potential regulatory options, the Committee determined
that amending the Zoning Ordinance to allow tobacco retailers as a permitted use in the regional business
districts could limit their potential negative impacts while providing a reasonable number of locations for
such businesses to operate. Of the City’s existing commercial zoning districts, the Committee selected the
regional business districts because they are the most removed from schools and residential areas in terms
of pedestrian access.
The purpose of the C-6A, C-6B, and C-6C regional shopping districts is listed in Section 52-419 of the City’s
Zoning Ordinance, and is consistent with the goals for regulating tobacco retailers that the Committee
discussed:
“The C-6A, C-6B, and C-6C regional shopping districts are intended to permit retail
businesses, service uses, and mixed use developments which are needed to serve and
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draw clientele from regional traffic. In order protect the nearby residential
neighborhoods and promote business development so far as possible and appropriate,
uses are prohibited which would create hazards and nuisances such as, but not
necessarily limited to, offensive and loud noises, vibration, smoke and glare. The intent
of the district is also to encourage the concentration of business in these locations that
require greater accessibility thereby promoting the best use of land at certain strategic
locations and avoid the further expansion of such business locations into residential
districts.” (Emphasis added)
Given the intent of the ordinance amendment, the Committee determined that tobacco retailers are a
compatible use in the C-6A and C-6B Districts, but not in the C-6C District. A wider variety of uses are
permitted in the C-6C District than the other regional shopping districts, including private schools, day
care centers, churches, and assembly halls. These uses are more oriented to children and families, while
the uses that are permitted in the C-6A and C-6B Districts are exclusively retail and service oriented. The
C-6A and C-6B Districts are also more removed from adjacent neighborhoods.
REQUESTED ACTION
Following the public hearing, we request that the Planning Commission make a recommendation to City
Council regarding the proposed Zoning Ordinance amendment.
According to Section 52-29 of the Zoning Ordinance, “the city council may, upon recommendation from
the city planning commission, amend, supplement or change the regulations of the district boundaries of
this chapter as established herein, subsequently pursuant to the authority and procedure set forth in
Public Act No. 110 of 2006 (MCL 125.3101 et seq.).”
Please feel free to contact me if you have any questions.

CARLISLE/WORTMAN ASSOC., INC.
Mike Auerbach
Planner
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STATE OF MICHIGAN
COUNTY OF WAYNE
CITY OF ALLEN PARK
ORDINANCE #04-2014
AN ORDINANCE OF THE CITY OF ALLEN PARK CODE OF ORDINANCE; AMENDING
CHAPTER 52, ZONING, ARTICLE III, DISTRICT REGULATIONS AND ARTICLE IV,
SUPPLEMENTAL REGULATIONS TO CREATE A NEW C-6C SOUTHFIELD ROAD MIXED
USE DEVELOPMENT DISTRICT AND ESTABLISH REGULATIONS FOR THE DISTRICT
PERTAINING TO PERMITTED USES, ACCESSORY USES, REGULATED USES, USE
RESTRICTIONS, AREA, HEIGHT, BULK AND PLACEMENT REQUIREMENTS, AND
PROTECTIVE SCREENING.
The City of Allen Park Ordains:
SECTION 1. AMENDMENT TO CODE.
Chapter 52, Zoning, Article III, District Regulations, Title of Division 10 is hereby amended to read:
Division 10. – C-6A, C-6B, and C-6C, Regional Shopping Districts
Chapter 52, Zoning, Article III, District Regulations, Division 10, Section 52-419 is hereby amended to
read:
Section 52-419. – Statement of purpose.
The C-6A, C-6B, and C-6C regional shopping districts are intended to permit retail
businesses, service uses, and mixed use developments which are needed to serve and draw
clientele from regional traffic. In order protect the nearby residential neighborhoods and promote
business development so far as possible and appropriate, uses are prohibited which would create
hazards and nuisances such as, but not necessarily limited to, offensive and loud noises, vibration,
smoke and glare. The intent of the district is also to encourage the concentration of business in
these locations that require greater accessibility thereby promoting the best use of land at certain
strategic locations and avoid the further expansion of such business locations into residential
districts.
Chapter 52, Zoning, Article III, District Regulations, Division 10, Subdivision IV is hereby added as
follows:
Subdivision IV. – District C-6C (Southfield Road Mixed Use Development District)
Section 52-484. – Permitted uses.
The following uses are permitted in the C-6C, Southfield Road Mixed Use
Development District:




(1)

All permitted uses allowed in the RD, Research and Development District.

(2)

Business schools and colleges, or private schools operated for a profit.
1
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(3)

Contractors’ offices or display rooms.

(4)

Day care centers for the care of children or adults for periods of less than 24
hours per day and where the parents or guardians are not immediately available.

(5)

Dental offices and clinics.

(6)

Financial institutions such as banks, credit unions, or mortgage companies.

(7)

Governmental offices or other governmental uses, including libraries.

(8)

Health spas, fitness clubs, or exercise studios.

(9)

Hotels and/or motels, including extended stay or executive lodging.

(10)

Medical offices and clinics without emergency and overnight facilities.

(11)

Multi-screen movie theaters.

(12)

Open air business uses, excluding new and used automobile, truck, boat,
recreational vehicle and equipment show places, stores or lots.

(13)

Personal service establishments, such as shoe repair, barbershops, hair salons,
tailor shops, laundromats, or dry cleaners.

(14)

Professional offices.

(15)

Any retail business whose principal activity is the sale of merchandise in an
enclosed building.

(16)

Restaurants, both drive-through and sitdown and other establishments that sell
food products for consumption on or off the premises or for takeout.

(17)

Technical, trade, or vocational schools.

(18)

Veterinary facilities.

(19)

Warehousing and storage services, including mini-warehouses and self-storage
facilities, provided that such use is located at least five-hundred (500) feet from
Southfield Road.

(20)

Wedding chapels, banquet halls and catering establishments.

(21)

Wholesale stores.

(22)

Other similar uses as determined by the planning commission.

Section 52-485. – Accessory structures and uses.
All accessory structures and uses customarily incidental to the uses in Section 52-484
shall be allowed, including, but not limited to:
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(1)

Drive-through lanes for restaurants, banks, pharmacies and other businesses.

(2)

Open air garden centers when attached to a building and enclosed on all sides by
a wall or fence.

(3)

Outdoor display and sales areas in the parking lots and common areas of the
development, including within any required setback area, so long as no
permanent structures are constructed therein.

(4)

Outdoor seating areas which are accessory seating for a restaurant, food service,
or other retail use, so long as:
a.

Such areas are adjacent or in close proximity to the principal use;

b.

The floor area devoted to such use does not exceed 50 percent of the
useable floor area of the principal use; and

c.

The conduct of such use does not materially interfere with pedestrian
circulation to or from adjacent uses or on sidewalks. Outdoor seating
areas may be located within any required setbacks so long as no
permanent structures are constructed therein.

(5)

Outdoor storage accessory to a permitted use when enclosed on all sides by a
wall or fence.

(6)

Public utility buildings, telephone exchange buildings, electric transformer
stations and substations and gas regulator stations when required to service the
immediate area and shall not contain any outdoor storage and all outdoor activity
and equipment areas shall be screened as required by and specified by the
planning commission.

(7)

Service stations (which include, without limitation, the sale of gasoline)
accessory to a principal use within the development.

(8)

Sidewalk display and sales areas on the sidewalks adjacent to a restaurant, food
service or retail use, including within any required setback area, so long as no
permanent structures are constructed therein.

Section 52-486. – Regulated uses.
The following uses shall be permitted after obtaining approval from the planning
commission and the mayor and council as a special use under article VII of this chapter and upon
compliance with the terms provided in this section:




(1)

All permitted uses allowed in the M-1, Light Industrial District in accordance
with the standards of division 15 of this article, provided further that such uses
are located at least five-hundred (500) feet from Southfield Road.

(2)

Automobile accessory manufacturing, not including tires, provided that such use
is located at least five-hundred (500) feet from Southfield Road.
3
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(3)

Automobile, light truck, trailer, boat, recreational vehicle and equipment sales
and rental facilities, either conducted alone or in conjunction with another use.

(4)

Automotive service centers, including facilities that provide and/or perform any
service work on any automobile, motorcycle or truck, including, but not limited
to, oil changes, tune-ups, vehicle washing, tire sales and repair, exhaust systems,
or collision service, provided that:
a.

(5)

All repair or service activity, except the fueling of a vehicle, shall be
conducted within completely enclosed buildings.

Churches and other facilities normally incidental to churches, provided that:
a.

The proposed site is not less than two acres;

b.

There is adequate access to all required off-street parking areas;

c.

There is no parking in the required front yard except as allowed in article
IX of this chapter; and

d.

The site is adjacent to a major thoroughfare as defined in the city's
master plan or by the city's motor vehicle fund.

(6)

Medical offices and clinics with emergency and overnight facilities.

(7)

Motor freight terminals, provided that such use is located at least five-hundred
(500) feet from Southfield Road.

(8)

Outdoor storage use when not accessory to a permitted use, provided that an
outdoor storage permit has been obtained pursuant to section 52-307.

(9)

Private clubs.

(10)

Radio and television studios.

(11)

Theater, dance halls, assembly halls, open-air stadiums or similar places of
assembly.

Section 52-487. – Use restrictions.
The following conditions shall apply to all uses within this district.
(1)




Landscaping.
a.

Not less than 25% of each lot or parcel shall remain as landscaped open
space area.

b.

All portions of the lot or parcel area not covered by buildings, pavement,
or other impervious surfaces shall be landscaped. A mixture of evergreen
trees not less than eight (8) feet in height and deciduous trees not less
4
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than two (2) inches d.b.h. shall be planted at a rate of one (1) tree for
each five-hundred (500) square feet or portion thereof of landscaped
open space area.

(2)




c.

Landscaped islands shall be provided in off-street parking areas
containing twenty (20) or more parking spaces to aid in traffic flow,
control speeds, and to provide areas for snow storage. Each landscaped
island shall be a minimum of two-hundred (200) square feet. Landscape
islands shall be provided in the ratio of one (1) landscaped island for
each twenty (20) parking spaces.

d.

A greenbelt, not less than twenty (20) feet wide, shall be continually
maintained along public rights-of-way or private road easements. A
minimum one (1) evergreen tree not less than eight (8) feet in height or a
deciduous tree not less than two (2) inches d.b.h. shall be planted for
each thirty (30) lineal feet or portion thereof of the required greenbelt
length. Two (2) shrubs shall also be planted for each fifteen (15) lineal
feet of greenbelt length.

e.

All landscaped areas shall be serviced by an irrigation (water sprinkler)
system installed to help maintain plant materials in a livable condition.

Building Materials and Design Criteria
a.

All sides of any building visible from a public right-of-way or private
road easement shall be constructed of stone, face brick, decorative precast concrete, or other approved ornamental material. Such decorative
materials shall have a guaranteed finish life of ten (10) years or more.
Painted masonry units shall not be deemed as complying with this
section.

b.

All buildings under thirty-thousand (30,000) square feet shall incorporate
at least fifty (50) percent face brick on all sides of the building visible
from a public right-of-way or private road easement.

c.

Variation in building form, and building materials and texture, shall be
used to provide visual interest and selected for their compatibility with
neighboring buildings. New development should “transition” from the
height of adjacent development to the maximum height of new
development. The use of radical “themed” structures or signage, highintensity colors, metallic colors, fluorescent colors, or building or roof
forms intended to draw the unnecessary attention of passersby, are
expressly prohibited.

d.

Large format structures shall be designed to provide complex massing
configurations. Fronts of buildings should be articulated through the use
of window patterns, insets, roof overhangs, and similar techniques. Plain,
monolithic structures, with long, monotonous, unbroken wall surfaces of
one-hundred (100) feet or more are expressly prohibited.
5
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(3)

(4)




Exterior Lighting
a.

All outdoor lighting shall be shielded, shaded, designed and/or otherwise
directed away from all adjacent districts and uses to the extent
practicable to prevent light trespass onto adjacent properties or interfere
with persons and vehicles using neighboring public streets or private
road easements.

b.

Uplighting is prohibited except to illuminate a flag of the United States
or a flag of the State of Michigan or a political subdivision thereof, or as
ground-mounted accent lighting designed to enhance site landscaping.

c.

Except as otherwise provided under subsection (3),b above, lighting
fixtures are to be of the full cutoff design with a horizontally aligned
flush-mounted (non-protruding) lens.

d.

Light poles shall not exceed a height of twenty (20) feet.

Signage
a.

Wall signs shall be attached to, and be parallel to, the wall of the building
to which it is attached. Each business shall be permitted to have only one
(1) wall sign attached to any single building façade having a private point
of customer access. The maximum size of any such sign shall not exceed
twenty (20) percent of the applicable building face area to which it is
attached; provided, however, that no such individual sign shall exceed
one-hundred (100) square feet in area. In the case of several tenants
sharing a single public entrance, such as in the case of an office building,
a common wall sign not exceeding twenty (20) percent of the building
face to which it is attached shall be permitted.

b.

Retail establishments not less than thirty-thousand (30,000) square feet in
area shall be permitted to have primary identification wall signs in excess
of one-hundred (100) square feet, and additional directional or product
informational wall signs, subject to the following limitations:
i.

Buildings with building face areas five-thousand (5,000) square
feet to ten-thousand (10,000) square feet shall be allowed a sign
area equal 2.5 percent of the building face to which it is attached.

ii.

Buildings with building face areas greater than ten-thousand
(10,000) square feet shall be allowed a sign area equal to 3.0
percent of the building face to which it is attached.

iii.

Retail establishments not less than thirty-thousand (30,000)
square feet in area shall be permitted one (1) additional
directional or product informational wall sign not exceeding
twenty-five (25) square feet for each one-thousand (1,000)
square feet of building face exclusive of the portico or similarly
defined area intended to delimit the primary entrance. Such
additional directional or product informational wall signs shall
6
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be evenly distributed along the building face and appear as an
integral architectural element.




c.

Except as may otherwise be provided below, only one (1) monument
sign shall be permitted for each building site. For purposes of this
section, a monument sign shall be defined as a sign extending upward
from grade which is attached to a permanent foundation. The sign shall
be no less than fifty (50) percent of the width of the foundation to which
it is attached. The sign may be attached or dependent for support from
any pole, posts, or similar uprights provided such supports are concealed
by the sign or foundation structure. Monument signs shall not exceed a
height of six (6) feet or fifty (50) square feet in area. A maximum sign
height of ten (10) feet and a sign area of up to one-hundred (100) square
feet shall be permitted for developments containing a gross floor area of
not less than thirty-thousand (30,000) square feet. Monument signs shall
maintain a minimum setback of six (6) feet from any public right-of-way,
private road easement, off-street parking space, or driveway and a
setback of fifty (50) feet from any neighboring residentially zoned
property.

d.

The planning commission may permit additional monument signs
meeting all of the following conditions:
i.

The sign shall be related and reasonably necessary or convenient
for the satisfactory and efficient operation of a larger
development.

ii.

The sign shall be of such size, character, and location as to not
adversely affect vehicular or pedestrian traffic or contribute to
visual blight.

iii.

The sign shall be of such design character as to uphold and
enhance the appearance of the district and its peculiar suitability
for particular uses which it promotes.

iv.

The sign shall be reasonably proportional in terms of area and
height to the property they are intended to serve.

e.

In addition to permitted wall and monument signage, the planning
commission may permit one (1) freestanding sign on a lot or parcel
which abuts a freeway. Such freestanding sign may be erected to a height
of forty (40) feet and contain a maximum sign area of up to one-hundred
(100) square feet, provided it is located along the lot line bordering the
freeway.

f.

The background color of sign panels which are part of internally
illuminated signs shall be designed to reduce the transmission of light
and to prevent glare. This reduction shall be accomplished by varying the
thickness of the sign panel material, the use of a darker (higher opacity)
color, or other like-means of construction capable of producing the
7
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desired effect. No direct view of the light source (lamp) shall be
observed from any adjacent property or roadway.
g.
(5)

(6)

Customary and appropriate directional signage, without tenant
identification, may be installed throughout the development.

Parking and Circulation
a.

Separate vehicular and pedestrian circulation systems should be
provided. Parking aisles should be separated from vehicular circulation
routes whenever possible.

b.

An on-site system of pedestrian walkways shall be designed to provide
direct access to or between: the primary entrance to the principal
building; any adjacent commercial land use; any sidewalk system along
the perimeter streets; and, off-street parking areas.

c.

Off-street parking areas should be designed so that pedestrians will walk
parallel to moving vehicles. The need for pedestrians to cross parking
aisles and landscaped areas should be minimized.

d.

Off-street parking areas which accommodate more than two-hundred
(200) parking spaces should be divided into a series of connected smaller
lots separated by landscaped open space areas or improved pedestrian
corridors.

e.

Excessive curb-cuts shall be avoided. Common driveways and marginal
access drives which provide vehicular access to more than one (1) site
are encouraged.

f.

Off-street parking shall be provided as required in article IX of this
chapter.

Protective screening and dumpsters
a.

Those sides of a lot or parcel that are adjacent to residential districts shall
be screened as required by section 52-901.

b.

Dumpsters shall be placed and enclosed pursuant to division 2 of article
II of Chapter 38.

Sec. 52-488. – Area, height, bulk and placement requirements.
The area, height, bulk, and placement requirements shall be in accordance with division
19 of this article, pertaining to the schedule of regulations.
Sections 52-489 – 52-504. – Reserved.
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Chapter 52, Zoning, Article III, District Regulations, Division 19, Section 52-782 is hereby amended by
inserting the following values for the new C-6C, Southfield Road Mixed Use Development District:
Maximum Lot Coverage (Percent): NA
Minimum Lot Size (Square Feet): NA
Minimum Lot Size (Width): NA
Maximum Height of Structures (Stories): 4
Maximum Height of Structures (Height in Feet): 50
Minimum Setbacks:
Front: 50
One Side: 20
Combined Two Sides: 40
Rear: 50
Minimum Ground Floor Area: NA
Chapter 52, Zoning, Article IV, Supplemental Regulations, Section 52-901 is hereby amended to read:
Sec. 52-901 – Protective screening.
In order to provide adequate protective screening for residential areas adjacent or near
nonresidential areas, the following regulations shall apply:
(1)




Adjacent residential property. Where an R-2, RM, RMA, C-1, C-2, C-3, C-4, C5, C-6A, C-6B, C-6C, RD, RO-1, SD, GI, M-1, M-2, or M-3 district abuts
directly upon an R-1A or R-1B district, a solid, face brick, masonry wall five feet
in height above grade shall be erected along its entire length by users of the R-2,
RM, RMA, C-1, C-2, C-3, C-4, C-5, C-6A, C-6B, C-6C, RD, RO-1, SD, GI, M1, M-2, or M-3 property. In the alternative, the planning commission may,
providing approval is secured from the zoning board of appeals, require a
landscaped greenbelt not less than 20 feet wide, to be provided and maintained
by the users of the R-2, RM, RMA, C-1, C-2, C-3, C-4, C-5, C-6A, C-6B, C-6C,
RD, RO-1, SD, GI, M-1, M-2 or M-3 property, where such property abuts
directly upon a residentially zoned district. Such greenbelt shall be planted with
deciduous trees, evergreens, flowering trees, and/or ornamental trees set not
closer than six feet to any fence or wall. Other landscaping materials would
include flowering shrubs such as spirea, forsythia, yellow and red twig Cronuses,
Euonymous alatus and Althaea rosea of a height of not less than four feet. The
remainder of the landscaped area which is not planted with the aforementioned
stock shall be in well-kept lawn. All landscaping shall be maintained in a healthy
growing condition, neat and orderly in appearance. All planting plans shall be
first submitted to the city planning commission for approval as to suitability of
planting materials and arrangements thereof in accordance with the provisions of
the preceding sections and provisions of this chapter.
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(2)

Residential property across alley. Any R-2, RM, RMA, C-1, C-2, C-3, C-4, C-5,
C-6A, C-6B, C-6C, RD, RO-1, SD, GI, M-1, M-2 or M-3 district on which a
drive-in business, open air display, commercial parking lot or other open use is
conducted shall be separated along its entire length from any adjacent
residentially zoned district, located across a public alley of not less than 20 feet
wide, by either a building housing a permitted use or by a solid face brick
masonry wall five feet in height above grade located, preferably, on the
residential side of said public alley. Greater wall height may be required in
accordance with subsection (1) of this section.

(3)

Waiver of wall requirement. Where required walls are provided on the business
side of public alleys, wall requirements may be waived to provide necessary
entrance to or exit from required off-street parking and loading areas, provided
approval is secured from the zoning board of appeals as to suitability of width
and location of such openings in said wall.

SECTION 2. AMENDMENT TO OFFICIAL ZONING MAP.
The Official Zoning Map of Chapter 52, Zoning, is hereby amended as follows:
The following properties are hereby rezoned from the RD, Research and Development
District to the proposed C-6C, Southfield Road Mixed Use Development District: Property ID#
30-001-01-0002-005, commonly known as 16850 Southfield; Property ID# 30-001-01-0002-006,
commonly known as 17000 Southfield; Property ID# 30-001-01-0003-007, commonly known as
16630 Southfield, Property ID# 30-001-01-0003-008, commonly known as 16650 Southfield;
Property ID# 30-005-99-0001-001, commonly known as 17200 Southfield; Property ID# 30-00599-0002-001, commonly known as 17100 Southfield; Property ID# 30-008-99-0001-701,
commonly known as 8310 Enterprise; and, Property ID# 30-008-99-0001-702, commonly known
as 8000 Enterprise. (See map below.)
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SECTION 3. REPEAL.
All ordinance or parts of ordinances in conflict herewith are repealed only to the extent necessary to give
this ordinance full force and effect.
SECTION 4. SAVING CLAUSE.
Nothing in this Ordinance or in the code hereby adopted shall be construed to affect any suit or
proceeding pending in any court, or any rights acquired, or liability incurred, or any cause or causes of
action acquiring or existing, under any act or ordinance hereby repealed; nor shall any just or legal right
or remedy of any character by lost, impaired or affected by this Ordinance.
SECTION 5. SEVERABILITY.
Should any word, sentence, phrase or any portion of this Ordinance be held in a manner invalid by any
court of competent jurisdiction or by any state agency having authority to do so for any reason
whatsoever, such holdings shall be construed and limited to such work, sentence, phrase, or any portion of
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the Ordinance held to be so invalid shall not be construed as affecting the validity of any of the remaining
words, sentences, phrases or portions of this Ordinance.
SECTION 6. PUBLICATION.
The Clerk for the City of Allen Park shall cause this ordinance to be published in the manner required by
law.
SECTION 7. ADOPTION.
This Ordinance is hereby declared to have been adopted by Order No. 2014-038 of the Emergency
Manager of the City of Allen Park, County of Wayne, State of Michigan on August 5, 2014.

JOYCE A. PARKER, Emergency Manager
City of Allen Park
MICHAEL I. MIZZI, City Clerk
City of Allen Park
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Preliminary Site Plan/Special Land Use – 8020 Allen Rd.
August 26, 2022

on surrounding properties, traffic and pedestrian safety, the environment, noise, and whether the
use is consistent with the intent and spirit of the zoning district where the use would be located.
When the Commission’s review is complete, the Commission shall submit its findings and
conclusions to the City Council, including recommendations for any conditions of approval. After
receiving the Planning Commission’s recommendations, City Council shall by resolution approve,
deny, or approve with conditions the request.
The review standards for special approval uses are outlined in Section 52-935. Those standards,
and our evaluation of the proposed use according to those standards, are listed below.
(1) Upon review of each application there shall be a determination as to whether each use on the
proposed site will:
a. Be designed, constructed, operated and maintained so as to be harmonious and
appropriate in appearance with the existing or intended character of the area and zoning
district in which the use is proposed.

CWA Comments: Supplemental requirements for drive-throughs in the C-4 District are
established in Section 52-347 of the Zoning Ordinance. According to that section, drive
through entrances and exits must be at least 50 feet from the intersection of any two
streets, and have direct access to a major thoroughfare as defined in the City’s Master
Plan.
Measured from driveway to roadway edge, excluding approaches and curve radii, the
site’s northern access drive is approximately 55 feet from Belmont Avenue, and the
southern access drive is approximately 135 feet from May Avenue.
The Planning Commission will need to determine whether Allen Road qualifies as a “major
thoroughfare.” While the term “major thoroughfare” is not defined in the City’s Master
Plan, the Plan uses similar terminology to classify the City’s streets, including their National
Functional Classification (NFC) designations for federal funding as defined by the
Michigan Department of Transportation. Allen Road adjacent to the subject site is
identified as a Minor Arterial. Principal Arterial Roads include Oakwood Blvd., Southfield
Rd., Outer Drive, and Allen Rd. from Roosevelt to Southfield. Principal arterials offer
greater mobility than minor arterials in terms of vehicle speed and traffic volume.
The Master Plan also establishes goals and objectives for the intended character of the
City’s corridors. As shown in Figure 2, the subject site is designated as Neighborhood
Commercial in the Master Plan’s Future Land Use Map. The current Plan does not consider
drive-through uses to be compatible with Neighborhood Commercial areas. The goals
and objectives of the Neighborhood Commercial category include the following:
“This designation encourages the concentration of local businesses that are pedestrianoriented and harmonious with neighboring residential areas and discourages uses which
might generate excessive traffic, noise and late hour operations. Drive-through
establishments such as restaurants, banks or pharmacies are not appropriate in these
areas. Neighborhood Commercial uses are planned along Allen Road and concentrated
at some street intersections.”
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CWA Comments: The small size of the subject site and the configuration of the existing
building, parking areas, and access drives may pose traffic safety issues that the proposed
drive-through facility design does not fully address. Please see the Parking, Loading and
Site Access and Circulation section of this review for further comment.
e. Not involve uses, activities, processes, materials, equipment or conditions of operation
that will be detrimental to any persons, property, or the general welfare by reason of
noxious or offensive production of noise, smoke, fumes, glare, vibration, odor or traffic.

CWA Comments: The drive-through will include a digital menu board and order point
canopy located to the rear of the restaurant building. The order canopy is approximately
50 feet from the residential properties to the west, and will include a speaker. The
applicant should provide additional information to demonstrate the anticipated sound
levels that the drive through ordering system speakers may generate.
Section 52-901 requires all drive-in businesses adjacent to residential uses, including those
separated by an alley, to be screened by a “solid face brick masonry wall five feet in height
above grade located, preferably, on the residential side of said public alley.” The required
masonry wall is not shown on site plan. Prior to final site plan approval, the applicant will
need to submit a revised plan that provides the masonry wall required by Section 52-901
or obtain a variance from the Zoning Board of Appeals from that requirement.
We should note that authorization from the neighboring property owners and/or the City
would be required to construct the wall on the residential side of the alley. As an
alternative, it may be feasible to provide the masonry wall along the site’s western lot line.
While providing a screening wall may require modifications to the parking and drivethrough layout, we are concerned that the drive-through will cause noise and glare-related
nuisances if no screening is provided. Given the flat topography, glare caused by the order
screens and vehicle headlights may spill onto adjacent properties. The applicant should
provide additional information to demonstrate how they intend to screen adjacent
residential properties from noise and potential glare.

Items to be Addressed: 1) The Planning Commission will need to determine whether the
segment of Allen Road adjacent to the site qualifies as a “major thoroughfare.” 2) The Planning
Commission may request additional information from the applicant that demonstrates the
proposed drive-through will be consistent with the Master Plan objectives for this segment of
Allen Road, such as anticipated traffic or hours of operation. 3) Any items identified by City Public
Services staff must be addressed, including any potential conflicts between the drive-through,
required screening, and refuse pickup trucks. 4) Access and circulation issues must be addressed.
5) The applicant should provide additional information to demonstrate the anticipated sound
levels that the drive through ordering system speakers may generate, and how they intend to
screen adjacent residential properties from noise and headlight glare. 6) Prior to final site plan
approval, the applicant will need to submit a revised plan that shows the required masonry wall
or obtain a variance from the Zoning Board of Appeals from Section 52-901.
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It is our understanding that vehicle trips generated by drive through and carry out restaurants
have increased in light of the Covid-19 pandemic. The Planning Commission could request that
the applicant provide an estimate of the anticipated vehicle traffic that the drive-through and
carry-out operations will generate to confirm that the proposed number of waiting spaces will be
adequate. We also recommend that the applicant provide their evaluation of how the drivethrough order board and pickup window can be sited to minimize the risk of a vehicle backup
into Allen Road. Waiting times may differ between the point that vehicles enter the site and the
order location, and the order location and the pickup window. This may affect the number of
necessary waiting spaces to accommodate anticipated customer traffic.

Table 3. Required, Existing, and Proposed Off--Street Parking
Existing
Requirement
Food service establishments
with dining rooms:
1 space per 100 s.f.

Floor Area

Required Spaces

Existing Spaces

2,234 s.f

22

17

Floor Area

Required Spaces

Proposed

1,727 s.f.

9

12

N/A

6

6

Proposed
Requirement
Food service establishments,
off-site consumption only:
1 space per 200 s.f.
Off-street waiting spaces for
food service drive-throughs

As shown in Table 4, the proposed off-street parking space dimensions generally meet the
requirements of Sections 52-1003(6) and 52-1011.

Table 4. Required and Proposed Parking Space Dimensions
Dimension

Required (ft.)

Proposed (ft.)

Compliance

9
12 (barrier free)
9
18

9
9
9
18

Complies
Deficient
Complies
Complies

9
12.7
16.5

9
12.7
16.5

Complies
Complies
Complies

9.5
18

9.5
18

Complies
Complies

Perpendicular Parking (90 Degrees), North
Stall Width
Curb Length per Stall
Stall Depth

Angled Parking (45 Degrees), South
Stall Width
Curb Length per Stall
Stall Depth

Drive-Through Waiting Spaces
Stall Width
Stall Depth
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3) Whether the provided material schedule meets the requirements of Section 52-881.
In addition, the following items should be addressed to the Commission’s satisfaction:
1) The applicant shall provide additional information to demonstrate the anticipated sound
levels that the drive through ordering system speakers may generate, and how they intend
to screen adjacent residential properties from noise and headlight glare.
2) The applicant shall provide an estimate of the anticipated vehicle traffic that the drivethrough and carry-out operations will generate.
3) Whether the site’s access and circulation drives will be designated as one-way or two-way.
4) The applicant should provide their evaluation of how the drive-through order board and
pickup window can be sited to minimize the risk of a vehicle backup into Allen Road.
5) Turning templates must be provided.
6) Whether alternate parking and drive aisle layouts would improve vehicle circulation and
safety within the site.
7) Items identified by the City Building Department Director, Public Services staff, and City
Engineer shall be addressed.
If the Planning Commission recommends approval, we recommend that the following conditions
be included:
1) The applicant will need to update the site plan to provide a 12-foot-wide barrier free space
or obtain a variance from the Zoning Board of Appeals for a reduction, provided that the
reduction is ADA compliant.
2) The applicant shall obtain variances from the Zoning Board of Appeals for the proposed
parking facility dimensions.
3) The applicant shall provide lighting equipment specifications and information to
demonstrate the proposed illumination levels, such as a photometric plan.
4) Sign dimensions and specifications, including details about proposed sign illumination
must be provided.
5) The applicant shall submit a revised plan that shows the required masonry wall or obtain
a variance from the Zoning Board of Appeals from Section 52-901.
6) The location of the proposed 8-foot fence shall be specified on the site plan for review by
the Planning Commission.
7) Items identified by the City Building Department Director, Public Services staff, and City
Engineer shall be addressed.
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2) The applicant shall provide existing and proposed lot coverage calculations that include
paved surfaces and obtain a variance from the Zoning Board of Appeals prior to final site
plan approval if the addition will result in increased nonconforming lot coverage.
3) The applicant will need to provide an updated site plan that shows 12-foot-wide barrier
free spaces or obtain a variance from the Zoning Board of Appeals for a reduction,
provided the reduction is compliant with the Americans with Disabilities Act.
4) Any issues identified by the City Engineer shall be addressed.
5) Any issues identified by the Fire Department shall be addressed.
6) Prior to final site plan approval, the applicant shall obtain a variance from the Zoning
Board of Appeals for the proposed 40-foot driveway.
7) The applicant shall obtain permits required by Wayne County and EGLE and provide
copies to the City.
The following items will need to be addressed prior to final site plan approval:
1) The applicant should consider providing a turning template to demonstrate that a fire
apparatus will be able to complete the turn from the driveway to the fire access drive.
2) A landscape plan must be provided.
3) Lighting equipment specifications and information to demonstrate the proposed
illumination levels, such as a photometric plan, must be provided.
4) The location and dimensions of any proposed signs must be provided.
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According to Section 52-347 of the Zoning Ordinance, automobile service stations (listed as
automotive service stations) are a regulated or special approval use in the C-4 District. Per Section
52-904, special/regulated uses and any construction or improvements exceeding 100 square feet
require site plan review and approval by the Planning Commission. As an expansion of a
regulated use, review by the Planning Commission and approval by City Council according to
Article 7 of the Zoning Ordinance is also required.
Land uses and zoning of adjacent properties are listed in Table 1. To our knowledge, the adjacent
property to the west is in use as multiple family residential. We should note that the City’s Zoning
Map indicates that the property is also zoned C-4, as shown in Figure 2.
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c. Not create excessive additional requirements at public cost for public facilities and
services.

CWA Comments: We do not anticipate that that the addition will create excessive
additional requirements at public cost for facilities and services.
d. Not cause traffic congestion, conflict or movement in greater proportion to that normally
prevailing for the use in the particular zoning district.

CWA Comments: We do not anticipate that that the addition will cause any traffic
congestion.
e. Not involve uses, activities, processes, materials, equipment or conditions of operation
that will be detrimental to any persons, property, or the general welfare by reason of
noxious or offensive production of noise, smoke, fumes, glare, vibration, odor or traffic.

CWA Comments: As previously discussed, the Planning Commission will need to
determine whether addressing any of the existing nonconformities with Section 52-886,
such as providing the masonry wall, landscape screening, or the dumpster enclosure
required by that section would make the site more harmonious with adjacent uses.
Supplemental standards are established in Section 52-886 for automobile service stations.
According to that section, “no automobile service station existing on the effective date of the
ordinance from which this section is derived shall be structurally altered so as to provide a lesser
degree of conformity with the provisions of this section than existed on the effective date of the
ordinance from which this section is derived.”
The requirements listed in Section 52-886, and our evaluation of the proposed use according to
those standards, are listed below.
1. The minimum lot area shall be 40,000 square feet, and so arranged that ample space is
available for motor vehicles which are required to wait. Automobile service stations which
are intended solely for the sale of gasoline, oil, and minor accessories and having no
facilities for repair or servicing of automobiles (including lubricating facilities) may be
permitted on lots of 20,000 square feet or larger, subject to all other provisions herein
required.

CWA Comments: The site plan indicates that the subject site is 16,425 square feet in area,
which is an existing nonconformity. No changes to the lot size are proposed.
2. An automobile service station building housing an office and/or facilities for servicing,
greasing and/or washing motor vehicles shall be located not less than 40 feet from any
street lot line, and not less than 25 feet from any other lot line.

CWA Comments: The provided site plan is incorrectly scaled, and we are unable to verify
the existing and proposed setbacks. The applicant will need to provide an updated site
plan that is correctly scaled.
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According to aerial photos, we estimate that the existing building is set back 19 feet from
the lot line to the west, 21 feet from the lot line to the north, and 45 feet from the lot line
to the east. The addition will reduce the setback from the north lot line, and may reduce
the setback from the western lot line due to the angle of the existing building. An updated
site plan will need to be provided in order to verify the setbacks.
The Zoning Ordinance does not define “street lot line.” We defer to staff or the Planning
Commission as to whether the City has any precedent of applying this standard to any
public right-of-way, or only to travelled streets. Alternatively, the Planning Commission
may recommend that the Zoning Board of Appeals issue an interpretation.
3. All driveways providing ingress to or egress from an automobile service station shall not
be more than 30 feet wide at the property line. Not more than one curb opening shall be
permitted for each 50 feet of frontage or major fraction thereof along any street. No
driveway or curb opening shall be located nearer than 20 feet to any corner or exterior lot
line, as measured along the property line. No driveway shall be located nearer than 30
feet, as measured along the property line, to any other driveway giving access to or from
the same automobile service station.

CWA Comments: No changes to the access drives are proposed.
4. A raised curb six inches in height shall be erected along all street lot lines, except for
driveway openings.

CWA Comments: No changes involving curbs or driveway openings are proposed.
5. The entire lot, excluding the area occupied by a building, shall be hard-surfaced with
concrete or a plant-mixed bituminous material, or, if any part of the lot is not surfaced,
then that area shall be landscaped and separated from all surface areas by a low barrier
or curb.

CWA Comments: The proposed addition will not increase any nonconformities with this
requirement.
6. All lubrication equipment, motor vehicle washing equipment, hydraulic hoists and pits
shall be enclosed entirely within a building. All gasoline pumps shall be located not less
than 15 feet from any lot line, and shall be arranged so that motor vehicles shall not be
supplied with gasoline or serviced while parked upon or overhanging any public sidewalk,
street or right-of-way.

CWA Comments: No changes to the existing gasoline pumps are proposed.
7. Where an automobile service station adjoins any property located in any residential zone,
or is separated from any such property by a public alley only, a masonry wall five feet in
height shall be erected and maintained along the common lot line or along the alley lot
line. All masonry walls shall be protected by a fixed curb or barrier to prevent vehicles
from contacting the wall. In addition, all outside trash areas of used tires, auto parts and
other items shall be enclosed on all sides other than for an opaque access door, by said
five-foot masonry wall. Said masonry wall may be required by the planning commission
where an automobile service station adjoins a nonresidential use such as an office
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building, medical center, day nursery or landscaped area or other types of nonresidential
uses. Walls may be gradually reduced in height (e.g., stepped down) within 25 feet of any
street right-of-way.

CWA Comments: As shown on the site plan, no masonry walls or dumpster enclosures
are existing on site. The proposed addition will not increase the site’s nonconformity with
this requirement.
8. All exterior lighting, including illuminated signs, shall be erected and hooded or shielded
so as to be deflected away from adjacent and neighboring property.

CWA Comments: The provided elevation plans do not propose any new exterior lighting.
9. The total gasoline storage capacity of any automobile service station shall not exceed
40,000 gallons.

CWA Comments: No changes to the existing gasoline storage capacity are proposed.
10. No automobile service station or public garage shall be located nearer than 500 feet, as
measured from any point on the property line, to any existing automobile service station
or public garage.

CWA Comments: The proposed addition will not increase the property’s proximity to
other automobile service stations or public garages.
11. No automobile service station or public garage shall be located nearer than 500 feet as
measured from any point on the property line to any church, public or private school, or
playground.

CWA Comments: The proposed addition will not increase the property’s proximity to any
church, public or private school, or playground. The subject site is separated from the
playground to the north by a public alley that is approximately 30 feet in width.
12. Outdoor storage or parking of vehicles other than private automobiles shall be prohibited
between the hours of 10:00 p.m. and 8:00 a.m.

CWA Comments: No outdoor vehicle storage is proposed.
Items to be Addressed: 1) The Planning Commission will need to determine whether addressing
any of the existing nonconformities with Section 52-886, such as providing the masonry wall,
landscape screening, or the dumpster enclosure required by that section would make the site
more harmonious with adjacent uses. 2) The applicant will need to provide an updated site plan
that is correctly scaled in order demonstrate that the addition will not increase any
nonconformities with the setbacks required by Section 52-886. 3) The Planning Commission will
need to determine whether to recommend that the Zoning Board of Appeals issue an
interpretation of “street lot line.”
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5) Whether the proposed addition materials meet the requirements of Section 52-881.
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