
CITY OF LINCOLN PARK 
COUNTY OF WAYNE, STATE OF MICHIGAN 

PLANNING COMMISSION MEETING OF MARCH 10, 2021 

A Planning Commission meeting of March10, 2021, via Zoom for Lincoln Park, Michigan was called 
to order at 7:07 p.m. by Mr. Kissel, Commencing with the Pledge of Allegiance. 

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

 ALSO PRESENT: Leah DuMouchel, Elizabeth Gunden, John Meyers, Maureen Tobin, Thomas 
Roberts, Lilian Ross, Gina Valentine, Jason Ordiard, Andy Nevel, Kendall Beck, Beau Tomlinson, 
Gerdy Schermschoen, Jack Berdan, Matt Calaro, Alex Sturword, Rome Gomez, Wayne Dutton, 
Mike Labadie, Matt Motz 

 

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

 

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

 

OLD BUSINESS 
 

(A) Zoning Text Amendment: Flatwork Replacement Criteria 
The request is to amend the Provision relating to all districts - Ordinance (Chapter 1494). The 
purpose and intent of this amendment is to create replacement criteria for all concrete flat work, 
including sidewalks, service walks, patios, driveway approaches, driveways and garage flooring. This 
amendment is intended 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. This will support the 
Building Department’s ongoing exterior inspections of Rentals, Resales, Vacancy and Certificate of 
Occupancy registrations. 
 
The following concrete Flat Work Replacement Criteria may include but not limited to: 
public sidewalks; service walks; driveway approaches; driveways; garage slabs; steps; porch 
caps; and patios. 
1) Trip hazards exceeding three quarters (3/ 4) of one inch. 
2) Cross slopes exceeding one (1) inch per foot from the inside edge toward the outside edge (the 
outside edge being the edge of the sidewalk nearest the street line). 
3) Individual slabs that are broken into more than three pieces. 
4) Significant surface deterioration from spalling or pitting over 33% of an individual slab. 
5) Holes in excess of three quarters (3/4) of one inch in depth or width. 



6) If any section of the sidewalk is tilted from the outside edge toward the inside edge (the outside 
edge being the edge of the sidewalk nearest the street line). 
7) Any section or sections where water ponding is evident. 
8) Milling or grinding will not be permitted if at any point the trip hazard exceeds three quarters (3/4) 
of one inch. 
9) No surface patch work will be permitted. 

 
Moved by: Horvath  
Supported by: Persinger 
MOTION CARRIED unanimously 
 
(B) PUBLIC HEARING – ZONING TEXT AMENDMENT: FLAWORK REPLACEMENT CRITERIA 
Public Hearing opened at 7:51 p.m. 

Seeing no public comment and hearing no public comment. 

Public Hearing closed at 7:16 p.m.  

 
NEW BUSINESS 
(A) CONCEPTUAL REVIEW: 3727 DIX HWY – CAR WASH 
The applicant proposed to build an automatic automobile wash facility (car wash). The property is 
a 0.91-acre lot that is currently vacant. The site is located on the corner of Dix Highway and Emmons 
Boulevard. There is an existing 6-ft. concrete sidewalk along both Dix Hwy. and Emmons Blvd., and the rear 
(east) side of the property abuts an unpaved alley. The site currently has four access points – three along 
Dix Hwy. and one along Emmons Blvd. The proposed project will result in only two access points – one 
along Emmons Blvd. and one along Dix Highway, to be a shared access point with the neighboring Sonic 
establishment.  
 
There is no recommendation, this item is advisory only.  
 
(B) SITE PLAN REVIEW: 3464 & 3468 FORT - FOOD PREPARATION & RETAIL – DETROIT SALSA CO 
The applicant proposes to use the 3464 side of the building for salsa preparation with a small retail area up 
front. Most of the product made in the prep kitchen will be delivered to stores and markets in the area; 
however, the retail area onsite will allow for walk-ins and customers picking up orders. The 3468 side is to 
be used for future salsa preparation expansion.  
 
Discussion 
 
MOTION CARRIED 
 
POLICY REVIEW AND DISCUSSION 
A. ZONING TEXT AMENDMENT – ONLINE RETAIL 
The City of Lincoln Park is increasingly getting requests for “online retail” 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. “Online retail” 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 “online retail” 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. Below are some possible solutions for 
incorporating online-retail-type uses, 
accompanied by discussion questions, as well as preliminary recommendations for how to incorporate 



the use into the Zoning Ordinance. 
 
Discussion 
 
Tabled for further discussion on the next agenda.  

EDUCATION AND TRAINING 
A. Select April Training Date (Site Plan Review Part II) 

i. Site Plan Review – April 29, 2021 from 5-8 PM.  
 

REPORTS FROM DEPARTMENTS AND OTHER BOARDS AND COMMISSIONS 

 
PUBLIC COMMENTS 
Comments from Lillian Ross regarding Detroit Salsa, asking about screening behind the business. Also 
questioned online retail definition.  

 

COMMENTS FROM PLANNING COMMISSIONERS 

 

ADJOURNMENT 
Moved by: Persinger to adjourn 
Supported by: Duprey 

MOTION CARRIED unanimously 

Meeting adjourned at 8:57 p.m.  
       MICHAEL HORVATH, Secretary 
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