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City of Lincoln Park Planning and Development 

2021 Annual Report: City of Lincoln Park Planning Commission 

January 12, 2021 

 
The following report is based on the requirements in §1220.08 of the Lincoln Park Zoning Ordinance. 

SUMMARY OF ACTIVITIES 
The Planning Commission shall make an annual written report to the City Council concerning its operations and the status of the 
planning activities, including recommendations regarding actions by the City Council related to planning and development. The 
City Manager shall prepare the Capital Improvements Program Plan. 

Administration  

Officer Elections. The following officers were elected in January 2021: Kevin Kissel, Chair; Joseph Palmer, 
Vice Chair; Mike Horvath, Secretary.  

Member Appointment to Zoning Board of Appeals. Commissioner Horvath was appointed to serve on the 
Zoning Board of Appeals. It is important for the Planning Commission to have representation on this board 
in order to inform the ZBA proceedings with the PC’s intent, and to report back to the PC on issues of 
appeal which should be addressed through regulatory adjustments. 

Training. The City’s regular Planning Consultant (Beckett & Raeder, Inc.) provided one training session in 
2021: A 3-hour training session on site plan review for members of the Planning Commission. The session 
was a Michigan Association of Planning (MAP) training module conducted remotely via Zoom. 

Annual Review of the Development Review Process. In compliance with the Redevelopment Ready 
Communities program with which the City of Lincoln Park is engaged, the Commission set aside time at its 
December meeting to consider its development review process. Much like the previous year, 2021 was a 
unique year for development review as all meetings and administration occurred virtually. Commission 
members had minimal comment on the development review process this year.  

Development Review 

Site Plan Review. The following site plans were approved in the City in 2021.  

• 3464 & 3468 Fort – Food Preparation & Retail 
• 3727 Dix – Car Wash 
• 2911 Fort – Beauty Salon 
• 881 Southfield – Auto Repair & Sales 
• 787 Southfield – Center for Veterans 
• 1079-1083 Chandler – Parking Lot 
• 1282 Dix – Partial Conversion from Nonconforming Use 
• 1005 John A. Papalas – Marijuana Establishment 
• 1504 John A. Papalas – Marijuana Establishment 
• 1516 Southfield – Office & Studio 
• 2017 Fort – Body Art Facility 
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• 471 Southfield – Auto Repair 
• 2962 Fort – Office  
• 3516 Fort – Office  
• 1125 Fort – Indoor Recreation 
• 2420 Fort Park – Shopping Center 

Special Land Use. The following Special Land Uses were approved in the City in 2021.  

• 3727 Dix – Car Wash 
• 1005 John A. Papalas – Marijuana Establishment 
• 1504 John A. Papalas – Marijuana Establishment 
• 2017 Fort – Body Art Facility 
• 471 Southfield – Auto Repair 
• 2420 Fort Park – Shopping Center 

Rezoning. There were no rezoning requests in the City of Lincoln Park in 2021.  

Zoning Amendments 

Flat Work Replacement Criteria. This amendment added flat work replacement criteria to §1294, Provisions 
Relating to All Districts, to provide clarity for all flat work replacement criteria in alignment with the 
Department of Public Services replacement criteria adopted in 2005 for public sidewalks and in 2017 for 
the public sidewalk replacement program. The amendment helped to support the Building Department’s 
ongoing exterior inspections of rentals, resales, vacancy, and certificate of occupancy registrations. 

Policy Review and Study 

E-Commerce. The City is increasingly getting requests for “e-commerce” uses, typically referring to the use 
of an existing commercial building for the storage of products to be sold online, often with accompanying 
office space. “E-commerce” is non-customer-facing, which is inherently different than retail in traditional 
customer-facing commercial districts. The Zoning Ordinance does not currently have a definition for an “e-
commerce” use; however, due to the changing retail realities of increased online shopping, exacerbated by 
the Covid-19 pandemic, it has become apparent that this use should be considered for incorporation into 
the Zoning Ordinance. The Planning Commission held policy discussions on this subject in both March, 
April, and July of 2021 and concluded that “e-commerce” is a use that should be incorporated into the 
Zoning Ordinance but should be kept out of the Central Business District and should have standards for 
development.  

Planning Commission Members’ Dismissal and Resignation. Two members of the Planning Commission 
were dismissed for lack of participation, and one Commission member stepped down in 2021.  

Southfield Road Corridor Study & Fort Street Transportation Equity Study. The City is conducting two 
separate yet integrally related corridor studies. The Cities of Lincoln Park and Ecorse are jointly conducting 
a corridor study of Southfield Road from the western border of Lincoln Park to the Detroit River. The 
purpose of the plan is to increase consistency of the built environment along the corridor, to improve its 
economic return, and to facilitate nonmotorized access to its business and recreation assets. In a closely 
related and parallel effort, The City of Lincoln Park is conducting a Transportation Equity Study for Fort 
Street between Champaign Road and Outer Drive. The purpose of the Fort Street study is to develop multi-
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modal transportation options that reduce longstanding social and economic inequities experienced by 
underserved and underrepresented populations. The Planning Commission is providing input and guidance 
in the form of joint City Council and Planning Commission meetings over the course of both projects. 

Implementation of the Master Plan 

The City adopted its updated Master Plan in November 2019. The new Master Plan has a robust action 
plan, and the City has made progress on implementing the following action items: 

• Remove parking minimums downtown and replace with accommodation based on evidence of 
demand – businesses downtown are exempt from minimum parking requirements. 

• Tweak DDA facade program to accommodate sign improvements in addition to larger projects – 
the DDA tweaked the façade program this year. 

• Maintain sidewalks so that they are safe and clean for all users – all site plan reviews require that 
City sidewalks be brought up to City standards and the City adopted a zoning text amendment in 
2021 that clarifies flat work replacement criteria. 

• Continue to work with MDOT to bring the speed limit on Fort Street back down – the City is 
conducting the Fort Street Transportation Equity Study, which will aid in the effort to bring speed 
limits back down. 

• Host regular food truck events downtown – the City adopted a food truck ordinance. 
• Use Mellus Park as a test ground to experiment with new events, “pop up” businesses, public 

recreation facilities, and community ideas – the City is in the planning phase to use Mellus Park as 
the Farmers’ Market site. 

• Adjust the zoning ordinance to permit ultralight-impact manufacturing in commercial zones 
(“maker spaces”) – the Planning Commission held a policy discussion on this topic in 2020, and this 
is a topic of relevance and importance for the Southfield Road Corridor Study. 

• Adopt and use a public participation plan that identifies a diverse group of stakeholders that meets 
regularly and review the results of community engagement efforts – the City has a draft of a public 
participation plan that should be finished in early 2022 and adopted shortly thereafter. 

• Provide weekly updates on city matters on social media platforms – the City has increased its social 
media presence significantly this year. 

Regional Correspondence 

No requests were received. 

Zoning Board of Appeals 

The Zoning Board of Appeals reviewed three (3) dimensional variance requests in 2021. A dimensional 
(non-use) variance allows for a deviation from the dimensional (i.e. height, bulk, setback) requirements of 
the Zoning Ordinance. In order to grant a dimensional (non-use) variance, proof of practical difficulties 
must exist, and the request must meet all of the required standards outlined in the Zoning Ordinance. 

1.  1430 University Avenue 
o Request: A 450 sq. ft. dimensional variance from the detached accessory building size 

limitation when there is already an existing detached garage on the lot (§1294.13(a)(10)) to 
increase the detached accessory building size to 600 sq. ft. (Ordinance allows 150 sq. ft.). 

o Rule being deviated from: 150 sq. ft. maximum accessory building size (§294.13(a)(10)). 
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o Number of standards met: 4 of the 12 required standards were met. 
o Outcome: Denied 

2. 1344 Stewart Avenue 
o Request: A dimensional variance from the requirement that a fence must be placed five (5) 

feet behind the front building line of the principal structure in a residential district 
(§1448.03(a)). 

o Rule being deviated from: 5-ft. minimum front setback for a fence (§1448.03(a)) 
o Number of standards met: 3 of the 12 required standards were met. 
o Outcome: Denied 

3. 716 Capitol Avenue 
o Request: A dimensional variance to allow for greater lot coverage than permitted by 

Ordinance (maximum lot coverage is 40% per §1294.32). 
o Rule being deviated from: 40% maximum lot coverage (§1294.32). 
o Number of standards met: 5 of the 12 required standards was met 
o Outcome: Denied 

The Zoning Board of Appeals reviewed one (1) use variance request in 2021. A use variance allows for a 
use of land that is otherwise prohibited in a zoning district.  In order to grant a use variance, proof of an 
unnecessary hardship must exist, and the request must meet all of the required standards outlined in the 
Zoning Ordinance. Approval of use variance requests is typically quite rare as a use variance realistically 
functions as a rezoning request that avoids going before both the Planning Commission and City Council. 

1. 2075 Fort Street 
o Request: A use variance to allow for a residential use in the basement of a commercial 

property in the Central Business District. 
o Rule being deviated from: Residential use below a commercial use (§1280.02) 
o Number of standards met: 1 of the 4 required standards was met 
o Outcome: Tabled 

REPORT ON OPERATION OF THE ZONING ORDINANCE 
In accordance with Section 308 of Michigan Public Act 110 of 2006, as amended, the Planning Commission shall prepare an 
annual report to the City Council on the administration and enforcement of the Zoning Ordinance including recommendations as 
to the enactment of amendments or supplements to the Ordinance. 

Following the completion of the Master Plan effort at the end of 2019, the Planning Commission had been 
quite proactive in addressing several zoning issues. The Planning Commission reviewed and made 
affirmative recommendations to City Council on seven zoning text amendments in 2020 and one in 2021. 
Furthermore, the City has decided that the extent of changes required to make the Zoning Ordinance 
support the City’s desired vision is such that a full rewrite of the ordinance is warranted. The City issued a 
Request for Proposals for a Zoning Ordinance Rewrite at the end of 2021. 
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