
 

CITY OF MADISON HEIGHTS 

COUNCIL CHAMBERS - CITY HALL, 300 W. 13 MILE RD. 

PLANNING COMMISSION MEETING AGENDA 

JULY 15, 2025 AT 5:30 PM 

CALL TO ORDER 

ROLL CALL 

ADDITIONS/DELETIONS 

APPROVAL OF MINUTES 

1. June 17th, 2025 Meeting Minutes 

PUBLIC HEARING 

2. Special Land Use Request PSP #25-03 - 205 W. Lincoln Ave. - Minor Vehicle Service 

[Vehicle Wrapping] 

MEETING OPEN TO THE PUBLIC: Items not listed on agenda 

NEW BUSINESS 

3. Major Site Plan Request PSPR #25-11 - 28220 John R Road - Dental and Medical Office 

Development 

UNFINISHED BUSINESS 

4. Update on City-Initiated Rezoning for Qualified Properties [Religious Institutions] 

COMMUNICATION 

5. Sterling Heights - Notice of Master Plan Adoption 

MEMBER UPDATES 

PLANNER UPDATES 

6. Master Plan Update 

ADJOURNMENT 

NOTICE: Persons with disabilities needing accommodations for effective participation through electronic 

means in this meeting should contact the City Clerk at (248) 583-0826 or by email:  clerks@madison-

heights.org  at least two working days in advance of the meeting. An attempt will be made to make 

reasonable accommodations. 
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CITY OF MADISON HEIGHTS 
PLANNING COMMISSION MEETING MINUTES (DRAFT) 
June 17, 2025   
Council Chambers – City Hall 
300 W. 13 Mile, Madison Heights, MI 48071 
 
 

 

 
1. CALL TO ORDER 

 
Chair Champagne called the meeting of the Madison Heights Planning Commission to order at 5:30 p.m. 

 
2. ROLL CALL 

Present:  Chair Josh Champagne   
  Mayor Roslyn Grafstein 

Mayor Pro Tem Mark Bliss  
City Manager Melissa Marsh 
Commissioner Eric Graettinger 
Commissioner Ryan Fox 
Commissioner Colton Smith 
Commissioner Grant Sylvester (arrived 5:51 pm) 

 
Also Present:  City Planner Matt Lonnerstater 

  Assistant City Attorney Tim Burns 
  Business Services Coordinator Mary Daley  
 

Absent:  Commissioner Cliff Oglesby 
 
3. EXCUSE ABSENT MEMBERS 

 
Motion by Commissioner Bliss, seconded by Commissioner Marsh to excuse Commissioner Oglesby.  
 

Voting Yea: Commissioner Bliss, Commissioner Graettinger, Commissioner Grafstein, 
Commissioner Fox, Commissioner Marsh, Commissioner Smith, Commissioner 
Sylvester, Chair Champagne   

 
  Motion carries unanimously. 

 

4. APPROVAL OF THE MINUTES 

Motion by Commissioner Fox, seconded by Graettinger to approve the minutes of the regular Planning 
Commission meeting of May 20, 2025 as modified.  
 

Voting Yea: Commissioner Bliss, Commissioner Graettinger, Commissioner Grafstein, 
Commissioner Fox, Commissioner Marsh, Commissioner Smith, Commissioner 
Sylvester, Chair Champagne 
 
Motion carries.  
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5. PUBLIC COMMENT - For items not listed on the agenda 

 
 Chair Champagne opened the floor for public comment at 5:33 pm.  Seeing none, Chair Champagne 

closed public comment at 5:33 pm.      
   
 
6. UNFINISHED BUSINESS - Master Plan Update: Notice of Intent to Plan and Draft Master Plan 

Survey  

 At the last meeting, the Planning Commission advised staff to move forward with updating the 
Master Plan.  It was last updated in 2021.  As required by law, Staff notified all of the required 
parties.  

Staff prepared a draft survey that intends to request public response and asked the Planning 
Commission for their input. Input included the following: 

- Please include questions about sustainability policies 
- Add a glossary of terms and example images, especially pertaining to housing 
- Email the survey to business owners 

7. NEW BUSINESS - Analysis of religious institution zoning 

At the last meeting, the Planning Commission directed Planner Lonnerstater to research zoning 
designations of existing religious institutions within the City, specifically those abutting major 
collector or arterial streets, with a single-family zoning designation. Historically, many properties 
were zoned for single family residential uses.  
 
Our ordinance defines religious institutions as: Any church, synagogue, mosque, temple or building 
which is used primarily for religious worship and religious activities, including, as an accessory use, 
childcare, dining and assembly areas, and educational facilities. Those institutions are then split into 
2 tiers; those with less than 75 occupants and those with more than 75 occupants.  
 
As a courtesy, Staff would be contacting the religious institutions that are being analyzed to gauge 
their interest and to discuss the benefits of changing the zoning.  
 
Staff analyzed religious institutions based on multiple factors and identified five that could 
potentially be proactively rezoned. After further discussion, the Planning Commission added two 
more for discussion.  

 

a) Madison Heights Church of Nazarene: 555 E. 13 Mile Road 

 Large parcel with a small building, mostly surrounded by residential uses  
After some discussion, Planning Commissioners agreed that this site would benefit the most if it 
was rezoned R-MN (Residential Mixed-Neighborhood). Religious Institutions would continue to be 
permitted as Special Land Use under the R-2, R-3, R-MN or R-MF districts. 
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b) St. Patrick Episcopal Church: 1434 E. 13 Mile Road 

Currently zoned as R-2 (one family residential district). After some discussion, Planning 
Commissioners agreed that R-MF would be most appropriate at this location.  

 

c) Arabic Evangelica Alliance Church: 30801 Dequindre Road 

Currently zoned as R-2 (one family residential district) 

While the B-1 zoning district could be appropriate for future redevelopment as it would be 
consistent with adjacent land uses and the future land use map, large religious institutions (over 
75 occupants) are not a permitted use in B-1.  

The Commission agrees that MUI-2 would be most appropriate.  

d) Gospel Life Church: 1042 E. 12 Mile Road 

 Currently zoned R-3, one-family residential  
The property abuts single-family uses to the north, south, east and west. Planner Lonnerstater 
noted that a portion of the church parking lot is on the adjacent single-family parcel to the east, 
which is also owned by the church. 
 

 Commission agrees that R-MN is the most appropriate for this parcel.  
  

e) Korean First Central United: 500 W. Gardenia Avenue 

This property was included because Gardenia Avenue is listed as a “collector” street and is an 
important east/west connector. This is currently zoned R-3.   

 
After some discussion, the Commission agreed that a zoning designation of R-MN (residential 
mixed neighborhood) would be appropriate for this parcel.  

 

f) Central Church: 1529 E. 12 Mile Rd  

Currently zoned multiple family residential. This parcel is adjacent to Tessmer Court condos and 
Jimmy John’s on the east, an office complex to the west, residential to the North.  

After discussion, the Commission agreed that the existing zoning designation of R-MF is 
appropriate for this parcel. Therefore, no rezoning is needed.  

g) Red Oaks Church: 30728 John R Road   

Split Zoning – parking lot in the back is residential and the church itself is currently zoned B-1 

After discussion, the Commission agreed that a zoning designation of B-1 is appropriate for this 
parcel to eliminate split-zoning. 
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8. COMMUNICATION – Royal Oak Notice of Adopted Master Plan  

The City of Royal Oak has adopted their Master Plan recently. Staff will review the Royal Oak Master 
Plan where it abuts Madison Heights and update the Planning Commission on anything of significant 
importance.  

9. MEMBER UPDATES 

No member updates.  

10. PLANNER UPDATES  

No further updates from Planner Lonnerstater.  

11. ADJOURNMENT 

Chair Champagne adjourned the meeting at 7:00 pm.  
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MEMORANDUM 

 
 

Date:  July 3rd, 2025 
 

To:   City of Madison Heights Planning Commission [July 15th Meeting] 
 

From:  Matt Lonnerstater, AICP – City Planner 
 

Subject: Special Approval Request PSP 25-03– 205 W. Lincoln – Minor Auto Repair & Service 
 
 

TEMPLATE MOTIONS AND FINDINGS INCLUDED ON PAGE 10 
 

Introduction 

The applicant, Haythum Musleh, requests Special Land Use approval from the Planning Commission and 
City Council under Section 15.05 of the Madison Heights Zoning Ordinance to operate a Minor Auto Repair 
and Service use at 205 W. Lincoln Ave., zoned MUI-1, Mixed-Use Innovation 1; tax parcel #44-25-23-431-
016. The property is located on the south side of W. Lincoln Ave. between John R and Alger St.  
 
Project Details  

The subject property is 0.32 acres in size and is currently improved with an approximately 6,200 square-
foot light-industrial building with associated parking and outdoor storage areas. Per city records, the 
building is currently divided into four (4) separate tenant spaces. The applicant intends to operate a 
vehicle wrapping business out of one of the tenant spaces, which involves removing dust and applying 
plastic wrap to the contours of the vehicle with heat processes. While “vehicle wrapping” is not explicitly 
mentioned in the Zoning Ordinance, staff has determined that the use is comparable to “Minor Auto 
Repair and Service”, which requires Special Land Use approval in the MUI-1 zoning district. (Refer to 
Section 3.06 for “Planning and Zoning Administrator determination”). No site modifications are proposed. 
 
 

 

205 W. Lincoln Ave. – Aerial Image – Existing Conditions (Red Dashed Line) 
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Streetview W. Lincoln Ave. 

 

*Note: The applicant intends to operate from the unit with the overhead door on the right-hand side of 
the front façade.    

Site and Use History 

Historic aerial imagery shows that the western half of the principal building was constructed prior to 1963, 
while the eastern half was constructed sometime between 1963 and 1974. City records indicate that a 
range of light industrial uses have historically occupied the building, including concrete and masonry 
contractors, industrial equipment production & repair, and HVAC services.  

As of the date of this report, there is only one active Certificate of Occupancy and business license for the 
building attributed to Q Stone, Inc. - a granite and quartz countertop contractor business – which operates 
out of the eastern half of the building. To staff’s knowledge, this business would continue to operate out 
of the building separate from the vehicle wrapping business.  
 

Use-Specific Standards for Auto Repair and Service Facilities (Minor and Major) 

Minor Auto Repair and Service Facilities require Special Land Use approval in the MUI-1, Mixed-Use 
Innovation 1 district. These facilities are also subject to the use-specific zoning standards set forth in 
Section 7.03.2; the full list of standards is attached to this report. The applicant has provided a rough 
sketch plan of the site. While no site modifications are proposed, staff finds that the sketch plan and 
applicant responses do not contain enough detail to ensure compliance with the following use-specific 
standards: 
 

• Vehicles Awaiting Repair: All vehicles awaiting repair or service shall be parked on site. No vehicles 
shall be parked on a public street, including those towed to the facility.  
 

Comment: The sketch plan denotes four (4) parking spaces along the west side of the building. 
Parking for auto repair and service uses is required at a minimum rate of 1 space per 300 sq. ft. of 
usable floor area plus 2 per each service bay. Based on an approximate estimated usable floor 

7 Item 2.



PSP 25-03 – 205 W. Lincoln – Minor Auto Repair & Service (Vehicle Wrapping) 

Page 3 of 11 

area of 1,100 sq. ft. and one (1) service bay, a total of six (6) parking spaces will be required to 
meet minimum parking standards. Adequate parking will need to remain and be depicted on the 
sketch plan for the other tenant spaces, including the existing tenant within the building.  Vehicles 
awaiting service may not be parked on the street or within the driveway approach.  
 

The applicant should also provide additional information regarding the total number of 
employees and the anticipated total number of vehicles awaiting service at a single time. 
 

• Hours of Operation: No auto repair or maintenance services shall be performed before 7 a.m. or 
after 9 p.m.  
 

Comment: The applicant has not provided information regarding hours of operation.  
 

Staff further notes that, due to the existing building footprint and orientation, the following use-specific 
standard cannot be met: 
 

• Service Bays: Service bays that are oriented toward a public street shall be screened from the 
right-of-way, at minimum, in accordance with perimeter parking lot screening standards, Section 
11.06.  
 
Comment: The applicant intends to utilize the existing overhead door facing Lincoln Ave which 
directly faces the single-family homes across the street. As the building and overhead door are 
placed directly at the front property line, there is no room for additional landscaping or screening. 
A variance from the Zoning Board of Appeals will be required for an exception to this standard.  

 
If the Planning Commission finds that additional information is needed to act on the Special Land Use 
request, they may postpone action on the application and direct the applicant to revise the conceptual 
site plan and project narrative to include greater detail. Should the Planning Commission move to 
recommend approval of the Special Land Use, staff advises that the use-specific standards of Section 
7.03.2 be incorporated as conditions of approval. A variance from the Zoning Board of Appeals will be 
required for an exception to the service bay screening requirement of Section 7.03.2.E.  
  
Site Analysis 
 

Existing Zoning and Land Use 
 

The table below denotes existing adjacent land uses and zoning designations. 
 

 Existing Land Use Existing Zoning 

Site Light Industrial/stone contractor MUI-1, Mixed-Use Innovation-1 

North (across Lincoln) One-family residential R-MN, Residential Mixed 
Neighborhood 

South  One-family residential R-3, One-Family Residential 

East  Lawn care/service contractor MUI-1, Mixed-Use Innovation-1 

West  Cabinet manufacturing & auto 
customization business 

MUI-1, Mixed-Use Innovation-1 

 
The site borders light industrial uses to the east and west but is located directly across the street from 
single-family residential homes. The site also directly abuts single-family residential homes to the rear.  
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Per the Madison Heights Zoning Ordinance, the MUI-1 zoning district is: 
 

 […] established to promote the reuse of older, character giving structures that may no longer be 
suitable for their original purposes. The MUI-1 district is intended to provide for an eclectic mix of 
uses reflective of long-established development patterns at a pedestrian scale, including the 
adaptive reuse of existing, smaller industrial spaces into new commercial, residential, artisan 
industrial, and mixed-use projects. The MUI-1 district supports a variety of residential, commercial, 
and light industrial uses that are compatible with the surrounding neighborhoods, and accounts 
for the appropriate mitigation of other potential adverse impacts on adjacent residential uses. 

 
Uses permitted by right in the MUI-1 district consist of a mix of light industrial, artisan manufacturing, 
general retail, professional office, residential/commercial mixed-use, and townhomes. The full list of 
permitted uses is attached to this report. This block of Lincoln Avenue has historically featured light 
industrial uses on the south side, but is developed with single-family homes on the north side. The block 
is also bounded by residential neighborhoods to the west and south. City Council granted Special 
Approval, with conditions, for a minor auto service use on the property directly to the west in 2021.  
 
Future Land Use and Master Plan 
 

The table below denotes adjacent future land use designations as contained within the 2021 Madison 
Heights Master Plan. 
 

 Future Land Use 

Site Multiple-Family Residential 

North (across Lincoln) Multiple-Family Residential 

South  Single-Family Residential 

East  Multiple-Family Residential 

West  Multiple-Family Residential 

 
While the property and adjacent properties are currently utilized for light-industrial uses, the future land 
use designation for this stretch of Lincoln Avenue is Multiple-Family Residential. This correlates with the 
Master Plan’s Neighborhood Analysis for the Monroe Neighborhood which states, “this portion of Lincoln 
Avenue presents an opportunity to add higher density housing adjacent to the single family uses. This 
housing, known as missing middle housing, is essential to providing affordability to neighborhoods. This 
housing should be compatible with the surrounding neighborhoods in scale. Duplex, triplex, and quadplex 
dwellings in structures that look line single-family homes is envisioned.”  
 
This stretch of Lincoln Avenue was zoned to the new MUI-1 zoning district as part of the 2024 Zoning 
Ordinance adoption as an effort to open up the area to multiple-family residential uses while continuing 
to permit certain light industrial/flex industrial uses, as guided by the Master Plan 
 
The Planning Commission should consider the following Goals & Objectives of the 2021 Madison Heights 
Master Plan as part of this Special Approval request: 
 

Community Character 
 

• Enhance the city’s commercial corridors to support walkability and improve community 
identity.  
 

• Promote the city’s positive identity in the region. 
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• Promote the use of quality building design and materials to enhance the appearance and long-
term maintenance of new development. 
 

• Protect established neighborhoods and business districts from the potentially negative 
impacts of development, including noise, traffic, waste, odor, and other nuisances through 
effective and thoughtful site and building design.  
 

Commercial & Industrial Development 
 

• Promote incentives and flexible zoning mechanisms for commercial and industrial property 
owners and tenants to upgrade existing commercial and industrial sites. 
 

• Promote the mix of commercial, office, and industrial uses in a way that fosters collaboration 
and business growth while creating a desirable environment for the local workforce. 
 

• Promote walkability by ensuring sufficient local destinations for goods and services.  
 
Transportation 
 

Lincoln Avenue is under the jurisdiction of the City of Madison Heights and is classified as a collector road, 
which is intended to permit direct access to abutting properties and provide connections from local 
streets and neighborhoods to minor arterials. Per SEMCOG, this portion of Lincoln Avenue handles an 
average volume of approximately 3,700 vehicles per day.  

 
Special Land Use Criteria  
 

Requests for Special Land Use approval are subject to processes and review standards contained in Section 
15.05. A public hearing is required in front of the Planning Commission, after which the Planning 
Commission may make a recommendation to City Council. After receiving a recommendation from the 
Planning Commission, City Council has the authority to take final action on Special Land Use requests. 
 

In making a recommendation to City Council, the Planning Commission shall consider the Special Land Use 
review standards contained in Section 15.05.3 and incorporate them into any motion of approval or 
denial: 

A. The use is so designed, located and proposed to be operated in a way that protects the public 
health, safety and welfare. 

B. The use is designed in a way that considers the natural environment and helps conserve natural 
resources and energy. 

C. The special land use will not involve uses, activities, processes, materials, and equipment or 
conditions of operation that will be detrimental to any person, property, or the general welfare 
by reason of excessive production of traffic, noise, smoke, fumes, glare or odors. 

D. The use shall be designed and located so that it is compatible with the surrounding properties, 
neighborhood, and vicinity. At a minimum, this shall include: 

(1) Location of use(s) on site; 

(2) Height of all improvements and structures; 

(3) Adjacent conforming land uses; 

(4) Conformance with the Master Plan and future land use map for the area as adopted by 
the Planning Commission; 
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(5) Compatibility with the permitted principal uses allowed in the zoning district where the 
Special Land Use is requested, and consistency with the intent of the zoning district.  

E. Ingress/egress to the use shall be controlled to assure maximum vehicular, pedestrian and non-
motorized safety, convenience and minimum traffic impact on adjacent roads, drives and uses 
including, but not limited to: 

(1) Reduction in the number of ingress/egress points through elimination, minimization, 
and/or consolidation of drives and/or curb cuts; 

(2) Proximity and relation to intersections, specifically with regard to distance from drive(s) 
to intersection(s);  

(3) Reduction/elimination of pedestrian/vehicular traffic conflicts; 

(4) Adequacy of sight distances; 

(5) Location and access of off-street parking; 

(6) Location and/or potential use of service drives to access multiple parcels, reducing the 
number of access points necessary to serve the parcels.  

F. The use is consistent with the intent and purpose of the zoning district in which it is proposed.  

In granting Special Land Use approval, City Council may impose conditions that it deems necessary to fulfill 
the spirit and purpose of the Zoning Ordinance. The conditions may include those necessary to ensure 
that public services and facilities affected by a proposed land use or activity will be capable of 
accommodating increased service and facility loads caused by the land use or activity, to protect the 
natural environment and conserve natural resources and energy, to ensure compatibility with adjacent 
uses of land, and to promote the use of land in a socially and economically desirable manner.  

 

Staff Analysis  

In deliberating the proposed Special Land Use, staff believes that the Planning Commission should focus 
on the compatibility of the proposed minor auto service use, including its ancillary effects, on adjacent 
residential properties, as well as the intent of the MUI-1 zoning district on this stretch of Lincoln Avenue.  

Staff has the following concerns pertaining to the Special Land Use request: 

Parking 

The sketch plan does not denote how many total parking spaces are available on site, nor how many 
spaces can be directly allocated to the proposed use. While the applicant has stated within the application 
that, “there is ample parking for the tenant and up to 3 inside if needed,” no information has been provided 
regarding the number of employees nor the anticipated amount of customer vehicles to be parked on-
site at once. Adequate on-site parking must still be provided for the three other tenant spaces in the 
building, including the existing contractor business.  

Madison Heights has had issues in the past with auto service businesses parking customer vehicles in areas 
not approved for parking, including within the city right-of-way. Refer to the example image below from 
the auto service use next door to the subject property. Proper conditions should be included within any 
motion of approval to ensure the proper parking/storage of vehicles awaiting service.  

An existing 7’ 8” masonry screen wall is located along the rear property line which provides screening 
between the parking area and the residential parcels to the rear, consistent with the use-specific 
standards.  
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221 W. Lincoln (adjacent to subject property) – Vehicles awaiting service or being stored post-service 
within the right-of-way 

 
 
 
 
 
 
 
 
 
 
 

 

 

 

 

Hours of Operation 

The use-specific standards for minor auto repair/service limit hours of operation to between 7 a.m. and 9 
p.m. However, given adjacent residential, including directly across the street, a stricter condition may be 
warranted to further restrict hours of operation.  

Service Bay Door Screening 

Section 7.03.2.E states, “service bays that are oriented toward a public street shall be screened from the 
right-of-way, at minimum, in accordance with perimeter parking lot screening standards.” The applicant 
intends to utilize the existing overhead door facing Lincoln Ave, which directly faces the single-family 
homes across the street; refer to the image below. As the building and overhead door are placed directly 
at the front property line, there is no room for additional landscaping or screening. A variance from the 
Zoning Board of Appeals will be required for an exception to this standard.  

Doors to repair service bays shall be closed when providing services to vehicles, except for conveyance 
into and out of the service bays.  

Overhead service door directly facing single-family homes across Lincoln Ave.  
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Planning Commission Recommendation 

Per Section 15.05, the Planning Commission may postpone action on a Special Land Use request to allow 
verification, compilation, or submission of additional or supplemental information or to address other 
concerns or issues.  

Should the Planning Commission move to recommend approval of the Special Land Use to City Council, 
staff suggests that the following conditions be incorporated as conditions of approval: 
 

1. The Minor Auto Service use shall be limited to vehicle wrapping services and ancillary related 
services. Any significant change in the scope or intensity of the auto service use, as determined 
by the Planning and Zoning Administrator, shall require new Special Land Use review and approval 
in accordance with Section 15.05 of the Zoning Ordinance.  

2. A Minor Site Plan shall be submitted to the Community and Economic Development Department 
in accordance with Section 15.04 of the Zoning Ordinance. The Minor Site Plan, when submitted, 
shall be designed to satisfy the following: 

a. The site plan shall depict dimensioned parking spaces for the entire property, including 
for the proposed use and three other tenant spaces, as well as required ADA parking 
spaces. Adequate on-site parking shall be provided to account for all customer vehicle 
storage, employees, and other building tenants. 

b. A detailed floor plan shall be provided which denotes the number of hoists or service 
areas within the building, including any indoor parking of customer vehicles.  

3. The use shall satisfy the use-specific standards for auto repair and service facilities contained in 
Section 7.03.2 and attached to the staff report. The use-specific operating conditions shall be 
listed on the final Certificate of Occupancy. Pertinent use-specific standards include, but are not 
limited to: 

a. All servicing operations shall be conducted entirely within the enclosed building.  

b. Hours of operation shall be limited to between 7 a.m. and 9 p.m. 

c. Doors to the repair service bay shall be closed when providing services to vehicles, except 
for conveyance into and out of the service bay. 

d. All vehicles awaiting service shall be parked on site. No vehicles shall be parked on a public 
street or in the public right-of-way, including the driveway approaches. 

4. A variance from the Zoning Board of Appeals will be required pertaining to the following use-
specific standard: “service bays that are oriented toward a public street shall be screened from the 
right-of-way, at minimum, in accordance with perimeter parking lot screening standards.” 

Next Step 

After the public hearing and discussion, the Planning Commission may take action on the requested 
Special Land Use in the form of a recommendation to City Council. Any motion shall include concise 
findings based upon the Special Approval review standards and criteria, Section 15.03.3. Per Section 
15.05, the Planning Commission alternatively may postpone action on a Special Land Use request to allow 
verification, compilation, or submission of additional or supplemental information or to address other 
concerns or issues.  
 

Template motions for postponement, approval, and denial are provided at the end of this report. 
 

 

13 Item 2.



PSP 25-03 – 205 W. Lincoln – Minor Auto Repair & Service (Vehicle Wrapping) 

Page 9 of 11 

Attachments 

• Special Land Use Application - PSP #25-03 

• Concept Sketch Plan PSP #25-03  

• Associated Maps 

• Section 3.20 – MUI-1, Mixed-Use Innovation 1 

• Section 7.03.2 – Use-Specific Standards for Auto Repair and Service Facilities 

• Section 15.05 – Special Land Use Review 
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Template Motion, Findings and Conditions 

Staff offers the following motions as a suggested template and guide for the Planning Commission’s 
consideration. The Planning Commission may provide additional detailed findings, as needed, to 
substantiate any motion for approval or denial.  

 

POSTPONEMENT 

MOTION BY _______, SECONDED BY ______, THAT, FOLLOWING THE REQUIRED PUBLIC HEARING, THE 
PLANNING COMMISSION POSTPONES ACTION ON SPECIAL LAND USE REQUEST NUMBER PSP 25-03 FOR 
A MINOR AUTO REPAIR AND SERVICE FACILITY AT 205 W. LINCOLNA AVE. UNTIL THE AUGUST 19TH, 2025 
MEETING. THIS POSTPONEMENT IS MADE IN ACCORDANCE WITH SECTION 15.05 OF THE ZONING 
ORDINANCE TO ALLOW THE APPLICANT TO RESPOND TO THE FOLLOWING ITEMS: [LIST ADDITIONAL 
ITEMS TO BE PROVIDED BY APPLICANT] 
 

APPROVAL 

MOTION BY _______, SECONDED BY ______, THAT, FOLLOWING THE REQUIRED PUBLIC HEARING, THE 
PLANNING COMMISSION HEREBY RECOMMENDS THAT CITY COUNCIL APPROVE SPECIAL LAND USE 
REQUEST NUMBER PSP 25-03 FOR A MINOR AUTO SERVICE USE AT 205 W. LINCOLN AVE. BASED UPON 
THE FOLLOWING FINDINGS:  

1. The applicant requests Special Land Use approval for a Minor Auto Repair and Service/vehicle 
wrapping facility at 205 W. Lincoln Ave. as permitted by Section 3.20 of the Zoning Ordinance, 
MUI-1.  
 

2. The Planning Commission held a public hearing for PSP 25-03 at their July 15th, 2025 meeting. 
 

3. The proposed Minor Auto Repair and Service use is consistent with the special land use review 
standards and criteria set forth in Section 15.05.3. In particular: 
 

a. The use is designed, located, and proposed to be operated in a way that protects the 
public health, safety and welfare. 
 

b. The use will not involve activities that will be detrimental to adjacent light industrial or 
residential land uses. 

 

c. The use is designed and located so that it is compatible with the principal uses permitted 
in the MUI-1 zoning district.  
 

d. The use is designed and located so that it is compatible with the Madison Heights Master 
Plan. 
 

4. With conditions required as part of the special land use approval, the use generally satisfies the 
use-specific standards for Minor Auto Repair and Service facilities as contained in 7.03.2 of the 
Madison Heights Zoning Ordinance and is in general compliance with site design standards 
contained within the Zoning Ordinance.  
 

APPROVAL IS GRANTED WITH THE FOLLOWING CONDITIONS 
 

1. The Minor Auto Service use shall be limited to vehicle wrapping services and related ancillary 
services. Any significant change in the scope or intensity of the auto service use, as determined 
by the Planning and Zoning Administrator, shall require new Special Land Use review and approval 
in accordance with Section 15.05 of the Zoning Ordinance.  
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2. A Minor Site Plan shall be submitted to the Community and Economic Development Department 
in accordance with Section 15.04 of the Zoning Ordinance. The Minor Site Plan, when submitted, 
shall be designed to satisfy the following: 

a. The site plan shall depict dimensioned parking spaces for the entire property, including 
for the proposed use and three other tenant spaces, as well as required ADA parking 
spaces. Adequate on-site parking shall be provided to account for all customer vehicle 
storage, employees, and other building tenants. 

b. A detailed floor plan shall be provided which denotes the number of hoists or service 
areas within the building, including any indoor parking of customer vehicles.  

3. The use shall satisfy the use-specific standards for auto repair and service facilities contained in 
Section 7.03.2 and attached to the staff report. The use-specific operating conditions shall be 
listed on the final Certificate of Occupancy. Pertinent use-specific standards include, but are not 
limited to: 

a. All servicing operations shall be conducted entirely within the enclosed building.  

b. Hours of operation shall be limited to between 7 a.m. and 9 p.m. 

c. Doors to the repair service bay shall be closed when providing services to vehicles, except 
for conveyance into and out of the service bay. 

d. All vehicles awaiting service shall be parked on site. No vehicles shall be parked on a public 
street or in the public right-of-way, including the driveway approaches. 

4. A variance from the Zoning Board of Appeals will be required pertaining to the following use-
specific standard: “service bays that are oriented toward a public street shall be screened from the 
right-of-way, at minimum, in accordance with perimeter parking lot screening standards.” 

 

DENIAL 

MOTION BY _______, SECONDED BY ______, THAT, FOLLOWING THE REQUIRED PUBLIC HEARING, THE 
PLANNING COMMISSION HEREBY RECOMMENDS THAT CITY COUNCIL DENY SPECIAL LAND USE REQUEST 
NUMBER PSP 25-03 FOR A MINOR AUTO SERVICE USE AT 205 W. LINCOLN AVE. BASED UPON THE 
FOLLOWING FINDINGS:  

1. The applicant requests Special Land Use approval for a Minor Auto Repair and Service facility at 
205 W. Lincoln Ave. as permitted by Section 3.20 of the Zoning Ordinance, MUI-1.  
 

2. The Planning Commission held a public hearing for PSP 25-03 at their July 15th, 2025 meeting. 
 

3. The proposed Minor Auto Repair and Service use is not consistent with the special land use review 
standards and criteria set forth in Section 15.05.3. In particular [LIST INDIVIDUAL CRITERIA] 
 

4. The use does not satisfy the use-specific standards for Minor Auto Repair and Service facilities as 
contained in 7.03.2 of the Madison Heights Zoning Ordinance. In particular [LIST INDIVIDUAL 
CRITERIA]. 
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Section 3.20 MUI-1 Mixed Use Innovation 

PREAMBLE 

The Mixed-Use Innovation-1 (MUI-1) District is established to promote the reuse of older, character giving structures that 
may no longer be suitable for their original purposes. The MUI-1 district is intended to provide for an eclectic mix of uses 
reflective of long-established development patterns at a pedestrian scale, including the adaptive reuse of existing, smaller 
industrial spaces into new commercial, residential, artisan industrial, and mixed-use projects. The MUI-1 district supports a 
variety of residential, commercial, and light industrial uses that are compatible with surrounding neighborhoods, and 
accounts for the appropriate mitigation of other potential adverse impacts on adjacent residential uses. 

PERMITTED USES SPECIAL LAND USES ACCESSORY USES 

• Artisan Manufacturing/Makerspace 

• Artist Studio 

• Banquet/Assembly/Meeting Halls (less than 
75 persons 7.03(5) 

• Bars and Taprooms 

• Child Family Day Care Homes  7.03(7) 

• Contractor’s Office 7.03(9) 

• Essential Public Utility Services 

• Financial Institutions 

• Foster Care Family Homes 7.03(14) 

• General Retail, Small to Mid-Format (up to 
30,000 sq. ft.)  

• General Warehouse and Distribution 

• Government Office 
Building/Courthouse/Public Police and Fire 
Services 

• Home Improvement Centers and Garden 
Centers, Small to Mid-Format (up to 30,000 
sq. ft.) 7.03(17) 

• Incubator Kitchen or Catering Facility 

• Incubator Workspaces 

• Indoor Recreational Business 7.03(21) 

• Institutions of Higher Learning 

• Light Industrial, Assembly, Repair and 
Manufacturing 

• Live/Work 7.03(23) 

• Medical Marihuana Caregivers (Primary 
Caregiver Marihuana Grow Overlay District 
only) 7.03(24) 

• Medical Marihuana and Adult Use 
Marihuana Safety Compliance Facility 
7.03(25)  

• Medical Office 

• Microbreweries, Wineries and Distilleries 

• Personal Service Establishments 

• Pharmacy 

• Post Office 

• Professional Office 

• Public Library, Museum, Art Center, 
Community Center 

• Public Parks 

• Auto Repair and Service (Major) 
7.03(2) 

• Auto Repair and Service (Minor) 
7.03(2) 

• Auto Sales (New and Used) and 
Rental 7.03(3) 

• Banquet/Assembly/Meeting Halls 
(greater than 75 persons)  
7.03(5) 

• Business or Trade Schools 

• Child Group Day Care Homes 
7.03(7) 

• Child/Adult Day Care Center and 
Preschools  7.03(6) 

• Drive-Through Facilities  
7.03(11) 

• Foster Care Group Homes 
7.03(14) 

• General Retail, Large-Format 
(>30,000 sq. ft.)  

• Home Improvement Centers and 
Garden Centers, Large Format 
(> 30,000 sq. ft.) 7.03(17) 

• Home Occupation, Major 
7.03(18) 

• Hotels and Lodging Facilities 
7.03(20) 

• Indoor Recreational Business 
7.03(21) 

• Industrial Tool and Equipment 
Sales, Rental, Service, Storage 
and Distribution 

• K-12 Schools, Public or Private 

• Mobile Food Court (Principal 
Use) 7.03(27) 

• Parking as a Principal Use 
7.03(34) 

• Religious Institutions, Private 
Clubs, and Lodges (greater than 
75 persons) 7.03(39) 

• Tobacco/Smoke Shop or Smoke 
Lounge 7.03(44) 

• Wholesale Sales/Retail 

• Accessory Buildings, 
Structures and Uses 
Section 8.03 

• Drive-Through Facilities 
7.03(11) 

• Home Occupation, Major 
7.03(18) 

• Home Occupation, Minor 
7.03(18) 

• Mobile Food Site 
(Accessory Use)  7.03(28) 

• Outdoor Dining and 
Seating 7.03(31) 

• Outdoor Sales and 
Display 7.03(33) 
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The above list is a summary of Principal Permitted Uses, Special Land Uses, and Accessory Uses in the district. Uses 
provided with a section reference indicates uses that have specific use standards. Refer to Article 2 for definitions of uses. 

DIMENSION REGULATIONS  

Lot Standards  Minimum Setbacks   

Min. Lot Area  — Front Yard Minimum: 0 ft. Maximum: 10 ft.  

Min. Lot Width  — Side Yard (interior) 0 ft (where sharing party wall); 5 ft. 
otherwise  

Max. Lot Coverage — Side Yard (street) Minimum: 5 ft. 

Max. Building Height (ft.) 45 ft.  Rear Yard 5 ft. (alley-loaded); 15 ft. otherwise  

Max. Building Height (stories) 4    

 

1. Footnotes to Dimensional Regulations. The following supplemental standards apply to the MUI-2 dimensional 
regulations: 

A. Any portion of a building within twenty (20) feet of a residentially-zoned property shall not exceed twenty-five (25) 
feet in height. Each additional story above twenty-five (25) feet (up to fifteen (15) feet in height per story) shall be 
further stepped back a distance of ten (10) feet from this setback line. 

B. Townhome structures are further subject to the dimensional standards of Section 7.03(45). Where the 
dimensional/design standards of the MUI-1 district and the use-specific standards for townhomes conflict, the use-
specific standards for townhomes shall take precedence.  

C. Rear yard setbacks may be reduced to 10 feet where alley loaded, or adjacent to E. Heights Street or the I-696 
service drive, with the exception of footnote A above.  

2. Design Standards. The following design standards apply to buildings and sites within the MUI-1 districts. 

A. Façade Design. 

(1) Large expanses of highly reflective wall surface material, including mirrored glass on exterior walls, are 
prohibited. 

(2) Buildings with façades over 150 feet in length must incorporate wall projections or recesses, or changes in 
wall plane a minimum of 4 inches in depth a maximum of every 25 linear feet. 

(3) The ground floor of the front façade must maintain a minimum transparency of 30%, measured between 2 and 
10 feet in height from grade. 

(4) Portions of the front façade at second floor or higher must maintain a minimum transparency of 15% of the 
wall area on each story. 

• Religious Institutions, Private Clubs, and 
Lodges (less than 75 persons)  7.03(39) 

• Research, Development and Testing 
Facilities 

• Residential/Commercial Mixed-Use  7.02(2) 

• Restaurant 

• Temporary Buildings and Uses  7.03(43) 

• Theater 

• Townhomes, Attached  
One-Family Dwellings 7.03(45) 

• Tutoring and Instructional Services  

• Veterinary Clinic or Animal Grooming 
7.03(46) 
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(5) Only the following principal exterior wall building materials shall be permitted: 

(a) Rock face block, natural finish. 

(b) Solid brick or brick veneer. 

(c) Portland Cement Stucco, natural finish. 

(d) Decorative metal siding (up to 20% of total wall area) 

(e) Finished Concrete (up to 20% of total wall area). 

(f) Steel or painted wood windows and storefronts. 

(g) Cedar lap siding and shingles, painted or stained.  

(h) Painted wood trim. 

(i) Limestone and terra cotta for decorative elements and trim 

(j) Other principal materials which, at the determination of the Planning and Zoning Administrator, are 
compatible and consistent with the aforementioned materials in both appearance and quality.  

B. Roof Design (flat roofs). 

(1) Green roof, blue roof, and white roof designs are encouraged. 

(2) Reflective roof surfaces that produce glare are prohibited, except for solar panels or white roofs intended to 
radiate absorbed or non-reflected solar energy and reduce heat transfer to the building. 

C. Entrance Design. 

(1) Public entrances and primary building elevations must be oriented toward public streets or private streets. 
Main entrances to the building must be well defined. 

D. Site Design. Parking areas shall be placed in the interior side yard or rear yard, per Section 10.01.  
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Section 7.03 Use-Specific Standards 

2. AUTO REPAIR AND SERVICE FACILITIES (MINOR AND MAJOR): 

A. Residential Separation Buffer. A twenty (20) foot buffer shall be provided between any portion 

of an auto repair/service facility (e.g., buildings, access drives, parking area) and the property 

line of a residentially-zoned or used parcel, screened and landscaped in accordance with Section 

11.04 (Transitional Landscaping). 
 

B. Location of Repair and Servicing. All repair and servicing operations shall be conducted entirely 

within an enclosed building. All equipment used in the servicing and repair of vehicles shall be 

located within an enclosed building. 
 

C.  Outside Storage Prohibited: 
 

1. Outside storage or parking of disabled, wrecked, inoperable, or partially dismantled vehicles 

shall not be permitted with the exception of those areas specifically designated for said 

purpose on an approved site plan. Such areas shall be screened in accordance with Section 

8.03(6) (Accessory Outdoor Storage). 

 

2. Outdoor storage of materials, such as tires, barrels, or other materials used or sold on the 

premises, shall not be permitted with the exception of those areas specifically designated for 

said purpose on an approved site plan. Such areas shall be screened in accordance with 

Section 8.03(6) (Accessory Outdoor Storage). 
 

D. Hours of Operation. No auto repair or maintenance services shall be performed before 7 a.m. or 

after 9 p.m.  
 

E. Service Bays: 

1. Service bays that are oriented toward a public street shall be screened from the right-of-way, 

at minimum, in accordance with perimeter parking lot screening standards, Section 11.06. 

2. Doors to repair service bays shall be closed when providing services to vehicles, except for 

conveyance into and out of the service bays. 
 

F. Vehicular Access and Circulation: 

1. Auto repair and service facilities, when located on a corner lot, shall provide vehicular 

entrances or exits (curb cuts) no less than thirty-five feet from the intersection of the 

property lines at the corner. 

2. A maximum of one (1) curb cut is permitted per street frontage. All curb openings shall not 

exceed thirty-five (35) feet in width at the property line. 

3. On corner lots, no driveway from a side street shall be less than ten (10) feet from rear 

property line as measured along the side street property line.  

4. A bypass lane shall be provided to allow vehicles a way to enter and exit the site without 

having to turn around on the site or travel through a repair or service bay.  

5. All maneuvering areas, stacking lanes, and exit driveways shall be located within the auto 

repair and service facility property.  
 

G. Vehicles awaiting repair. All vehicles awaiting repair or service shall be parked on site. No 

vehicles shall be parked on a public street, including those towed to the facility.  
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E. The guarantee or portion thereof, shall be promptly released upon the inspection and approval of all improvements 
in compliance with the approved final site plan or conditional use permit and all applicable city standards and 
specifications. Portions of the guarantee may be released, in not more than three installments, provided:  

(1) The project or approved phase of a project has been completed for six months and the improvements for 
which the release is requested have been inspected and approved in accordance with the above standards, 
and the remaining balance is sufficient to cover the remaining improvements, including administrative and 
contingency expenses.  

(2) The guarantee shall not be reduced below the minimum amount required above.   

F. Types of Completion Guarantees. The applicant may provide a guarantee in the form of a cash deposit, certified 
check, surety bond or letter of credit in a form acceptable to the city. Surety bonds and letters of credit shall be valid 
for a period of one year past the anticipated request for the last Certificate of Occupancy for the entire project and, if 
required, shall be renewed by the applicant not less than 30 days prior to expiration.  

Section 15.05 Special Land Use Review 

1. Purpose. The purpose of this section shall be to:  

A. Require Special Land Use approval for certain uses in all zoning districts that are listed as Special Land Uses.  

B. Establish review procedures for all Special Land Uses.  

C. Establish review standards for all Special Land Uses.  

D. Establish the Planning Commission as the advisory board and City Council as the final review and approval 
authority for Special Land Uses.  

E. Establish authority to impose conditions upon Special Land Uses.  

2. Submission and Review Process. All Special Land Uses in all zoning districts shall be reviewed in accordance with the 
following procedures: 

A. Applicant may request a preliminary meeting with Community and Economic Development Department staff to 
discuss the proposal, design elements, ordinance requirements, etc. The applicant may further request a 
preliminary discussion at the Planning Commission for informal input. The city's comments during a pre-application 
conference shall be advisory in nature only. 

B. Applicant submits application, fee, two (2) copies of the proposed conceptual site plan, and a digital version of the 
conceptual site plan, to the Community and Economic Development Department (site plan must be reduced to 11″ 
x 17″). A separate site plan application is not required at the time of special land use review. A conceptual site plan 
shall include at a minimum: 

(1) Location map showing the proposed site location, zoning classifications and major roads.  

(2) Property identification number(s) and the dimensions of all lot and property lines, showing the relationship of 
the subject property to abutting properties.  

(3) Location of all existing and proposed structures, uses, number of stories, gross building area, required and 
proposed setback lines, and distances between structures on the subject property.  

(4) The percentage of land area devoted to building, paved, and open space.  

(5) All existing and proposed structures, roadways, drives, landscaping, trees, parking areas, and pedestrian 
paths. 

(6) Number of parking spaces and location of loading areas and handicap parking spaces and access routes on 
the subject property.  

(7) Location and height of all walls, fences, and landscaping, including a conceptual landscaping plan.  

(8) Location and widths of all abutting streets, existing and proposed rights-of-way, easements, and pavement.  
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(9) Type of existing and proposed surfacing of all drives, parking areas, loading areas and roads.  

(10) All utilities located on or serving the site, including sizes of water and sewer lines, wells, proposed hydrants, 
and proposed fire suppression line into building. Proposed sanitary leads and sanitary sewers must also be 
shown, as applicable.  

(11) Preliminary storm system layout and flow arrows demonstrating that storm flow connections and disposal 
methods are feasible.  

(12) Existing and proposed ground contours at intervals of two feet, or spot elevations sufficient to review the 
proposed grading and drainage plan, as determined by the city's consulting engineer.  

C. The Planning and Zoning Administrator may waive particular submittal items, as listed above, upon a determination 
that such items are not necessary for making a determination on the requested Special Land Use.  

D. The Technical Review Committee reviews the Special Land Use application for general conformance with 
Ordinance requirements and transmits review comments to the applicant for revision, if necessary. Applicant 
submits revised materials to Planning and Zoning Administrator, if necessary, for re-consideration by Technical 
Review Committee. Comments made by the Technical Review Committee shall be forwarded onto Planning 
Commission for consideration. 

E. The Planning and Zoning Administrator notifies the City Clerk when Special Land Use applications are adequate for 
consideration by The Planning Commission. The Planning and Zoning Administrator and City Clerk establish a 
public hearing date and post/send public notices in accordance with Section 15.01. 

F. The Planning Commission shall hold a public hearing. Following the public hearing, the Planning Commission shall 
review the request and make a recommendation to the City Council in the form of a motion. The recommendation 
may be subject to certain conditions or changes being made. 

If the Planning Commission requires additional information, the application may be postponed to a date certain until 
such information has been received. 

G. Following the review and recommendation of the Planning Commission, the application shall be forwarded to the 
City Council at its next scheduled meeting. The City Council shall consider the request, along with the Planning 
Commission recommendation, and approve, approve with conditions, or deny the application for special use 
approval. If City Council requires additional information, the application may be postponed to a date certain until 
such information has been received.  

H. Each action taken with reference to special land use approval shall be duly recorded in the minutes of the Planning 
Commission and City Council and shall state the grounds for the action taken upon each special use submitted for 
its approval. 

I. Special land use approval shall be obtained from the City Council before issuance of a Certificate of Occupancy for 
any special land use, and prior to the submittal and approval of a site plan, engineering plan, and building permit, if 
required.  

J. The Planning and Zoning Administrator, in coordination with the City Clerk, sends the applicant a Notice of Action 
and a copy of the City Council minutes from the meeting in which the case was acted upon. If Site Plan approval is 
required for the project, the applicant may apply for Site Plan review in accordance with Section 15.04 
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3. Review Standards and Criteria. In approving a special land use, the Planning Commission and City Council shall make 
a finding that the proposed Special Land Use is in compliance with all of the following standards:  

A. The use is so designed, located and proposed to be operated in a way that protects the public health, safety and 
welfare. 

B. The use is designed in a way that considers the natural environment and helps conserve natural resources and 
energy. 

C. The special land use will not involve uses, activities, processes, materials, and equipment or conditions of operation 
that will be detrimental to any person, property, or the general welfare by reason of excessive production of traffic, 
noise, smoke, fumes, glare, or odors. 

D. The use shall be designed and located so that it is compatible with the surrounding properties, neighborhood, and 
vicinity. At a minimum, this shall include:  

(1) Location of use(s) on site;  

(2) Height of all improvements and structures;  

(3) Adjacent conforming land uses;  

(4) Conformance with the Master Plan and future land use map for the area as adopted by the planning 
commission; and  

(5) Compatibility with the permitted principal uses allowed in the zoning district where the Special Land Use is 
requested, and consistency with the intent of the zoning district. 

E. Ingress/egress to the use shall be controlled to assure maximum vehicular, pedestrian and non-motorized safety, 
convenience and minimum traffic impact on adjacent roads, drives and uses including, but not limited to:  

(1) Reduction in the number of ingress/egress points through elimination, minimization and/or consolidation of 
drives and/or curb cuts;  

(2) Proximity and relation to intersections, specifically with regard to distance from drive(s) to intersection(s);  

(3) Reduction/elimination of pedestrian/vehicular traffic conflicts;  

(4) Adequacy of sight distances;  

(5) Location and access of off-street parking;  

(6) Location and/or potential use of service drives to access multiple parcels, reducing the number of access 
points necessary to serve the parcels.  

F. The use is consistent with the intent and purpose of the zoning district in which it is proposed. 

G. In granting Special Land Use approval, City Council may impose conditions that it deems necessary to fulfill the 
spirit and purpose of this Ordinance. The conditions may include those necessary to ensure that public services and 
facilities affected by a proposed land use or activity will be capable of accommodating increased service and facility 
loads caused by the land use or activity, to protect the natural environment and conserve natural resources and 
energy, to ensure compatibility with adjacent uses of land, and to promote the use of land in a socially and 
economically desirable manner. 

4. General Stipulations. 

A. The breach of any condition, safeguard or requirement, and the failure to correct such breach within 30 days after 
an order to correct is issued by the city shall be reason for immediate revocation of the Special Land Use Approval. 
Conditions and requirements stated as a part of special use permit authorizations shall be continuing obligations of 
the holders of such permits and are binding upon their heirs and assigns and upon any persons taking title to the 
affected property while such special use permit is in effect. 

B. The discontinuance of a special land use after a specified time may be a condition to the issuance of the permit. 
Renewal of a special land use permit may be granted after a review and determination by the city council that 
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continuing private need and public benefit will be served by such renewal. Renewal applications shall be in accord 
with standards and requirements in effect at the time that the renewal is requested.  

C. Application for Special Land Use Approval shall be made with the full consent of all persons having an ownership 
interest in the land on which the Special Land Use is requested. All persons having ownership interest in the 
property shall sign the application prior to its acceptance by the city.  

D. Special Land Use Approval is valid for a period of one year. When required, site plan approval and commencement 
of construction of approved improvements must occur within one year of the city council's Special Land Use 
Approval or the Special Land Use Approval shall be automatically null and void. The City Council may grant an 
extension for good cause for a period not to exceed six months from the date of expiration of the original approval 
provided for extension is made during the period of effectiveness.  

E. When an established use approved under the special land use approval procedure ceases to function or is 
abandoned for a period of six months, the special use approval shall lapse and shall no longer be in effect. 

F. The record of the city council shall be the approved minutes for Special Land Use cases. Said record shall be made 
available to the applicant whether the Special Land Use Approval request is approved, approved with conditions, or 
denied and shall constitute notice of the city council's decision regarding the Special Land Use Approval request.  

G. The Planning Commission shall give notice of the time and place of the required public hearing as required by state 
law.  

H. All construction, improvement or use of a parcel or parcels of land shall be in complete accord with the Special 
Land Use Approval, any conditions imposed by the city council and the approved site plan.  

I. A special land use permit may be terminated by subsequent rezoning of the affected site as a part of an appropriate 
zoning district, subject to any vested nonconforming use rights. Such termination may be initiated only after 
determination by the city council that the development status of the site is in accordance with requirements of the 
zoning district in which it is to be placed. There shall be no waiver of standards or procedures, including publication, 
hearings, planning commission and city council action, in regard to the rezoning of a site which is occupied or used 
under a special use permit.  

J. No reapplication, reconsideration and/or rehearing for a special use permit which has been denied by the city 
council shall be resubmitted until the expiration of one year from the date of such denial, except on grounds of 
newly discovered evidence or proof of materially changed conditions, sufficient to justify reconsideration by the city 
council. Each reapplication will be treated as a new application.  

K. Appeals: No decision or condition related to a special land use application shall be appealed to the Zoning Board of 
Appeals. An appeal of a special land use decision or condition may be taken to Circuit Court. 

5. Amendments, Expansions or Change of Special Land Use. The following provisions apply when there is an 
amendment or a proposed expansion to an approved special land use, an amendment or proposed modification to a 
condition previously applied to a special land use, or when there is a proposed change from one special land use to 
another. 

A. Amendments. Any applicant who has been granted special land use approval shall notify the Planning and Zoning 
Administrator of any proposed amendment to the approved Special Land Use. The Planning and Zoning 
Administrator shall determine whether a proposed amendment requires new special land use approval. New special 
land use approval may be required when such amendment is a departure from the operation or use described in the 
approved application or causes external impacts such as additional traffic, hours of operation, noise, additional 
outdoor storage, or display. Any alteration of previously approved conditions pertaining to a special land use 
approval shall require resubmittal and new Special Land Use consideration by Planning Commission and City 
Council in the manner described in this Section.  

B. Expansions. An expansion of any use requiring a special use approval that results in an increase of 10% or more 
of the building, parking, paved areas, or site area shall require resubmittal and new Special Land Use consideration 
in the manner described in this Section.  

C. Change in Use. The applicant shall be responsible for informing the Planning and Zoning Administrator of any 
significant change in an approved special land use, operations, or activities prior to any such change. The Planning 
and Zoning Administrator shall determine if a new special land use approval is required. A significant change shall 
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mean any departure from the operation or use described in the approved application or any change that may cause 
external impacts such as additional traffic, hours of operation, noise, additional outdoor storage, or display. 

Section 15.06 Variances and Appeals 

1. Administrative Appeals. The Zoning Board of Appeals shall have the power to hear and decide appeals where it is 
alleged by the applicant that there is an error in any order, requirement, permit, decision, or interpretation made by the 
Planning and Zoning Administrator, zoning enforcement officer, or any other administrative official, board or commission 
in carrying out or enforcing any provision of this Ordinance, except where this Ordinance prohibits Zoning Board of 
Appeal Action (e.g. direct appeal to Circuit Court). 

A. An appeal to the Zoning Board of Appeals based in whole or in part on the provisions of this Ordinance may be 
taken by any person, firm or corporation aggrieved or by any governmental officer, department, board or bureau 
affected by the decision of the building inspector aggrieved by the decision, order, requirement, or determination 
made by the Planning and Zoning Administrator, Technical Review Committee, Planning Commission, zoning 
enforcement officer, or other administrative official or board or commission tasked with administering or enforcing 
the provisions of this Ordinance. Such appeal shall be taken by filing a notice of appeal with the Planning and 
Zoning Administrator on appropriate forms provided by the Community and Economic Development Department. 
The Planning and Zoning Administrator shall transmit all papers constituting the records of such appeal to the 
board. The board may require the applicant to furnish such surveys, plans or other information as may be required 
for the proper consideration of the matter. Upon a hearing before the board, any person or party may appear in 
person, or by agent, or by attorney.  

B. Time for Appeal. An appeal shall be filed to the Planning and Zoning Administrator within thirty (30) days from the 
date listed on the Notice of Action referring to the order, requirement, decision, or determination which is the subject 
of the appeal. 

C. The Zoning Board of Appeals shall fix a reasonable time for the hearing of the appeal and give due notice thereof to 
in accordance with the procedures set forth in the Michigan Zoning Enabling Act, PA 110 of 2006 (as amended) and 
Section 15.01. 

D. The board may reverse or affirm wholly or partly or may modify the order, requirement, decision or determination 
as, in its opinion, ought to be made in the premises and, to that end, shall have all the powers of the officer from 
whom the appeal is taken. The concurring decision of a majority of the members of the board shall be necessary to 
reverse an order, requirement, decision or determination of an administrative officer or body, or to decide in favor of 
the applicant a matter upon which they are required to pass under an ordinance, or to effect a variation in an 
ordinance. An appeal shall stay all proceedings in furtherance of the action appealed from unless the building 
inspector certifies to the Zoning Board of appeals after notice of appeal shall have been filed with him that by 
reason of facts stated in the certificates a stay would cause imminent peril to life and property, in which case the 
proceedings shall not be stayed otherwise than by a restraining order which shall be granted by the Zoning Board of 
Appeals or by the Circuit Court on application, on notice of the building inspector and on due cause shown. 

2. Variances. The ZBA shall have the power to authorize, upon application, specific variances from such dimensional 
requirements as lot area and width regulations, building height and square foot regulations, yard width and depth 
regulations; such requirements as off-street parking and loading space, requirements, sign regulations and other similar 
requirements as specified in the Ordinance, provided such modifications will not be inconsistent with the purpose and 
intent of such requirements. In granting a variance, the Zoning Board of Appeals shall make findings that a "practical 
difficulty" has been shown by the applicant by finding that all of the following requirements have been met by the 
applicant's petition: 

A. That strict compliance with area, setbacks, frontage, height, bulk, or density would unreasonably prevent the owner 
from using the property for a permitted purpose, and would thereby render the conformity unnecessarily 
burdensome for other than financial reasons; and 

B. That a variance will provide and preserve a substantial property right similar to that possessed by other properties 
within the same zoning district and in the neighboring area, provided that possible increased financial return shall 
not of itself be deemed sufficient to warrant a variance; and  

34 Item 2.



NOTICE OF PUBLIC HEARING 

Notice is hereby given that the Planning Commission for the City of Madison Heights will 

hold a public hearing on Tuesday, July 15th, 2025 at 5:30 p.m. in the City Council 

Chambers of the Municipal Building at 300 W. 13 Mile Road, Madison Heights, 

Michigan 48071 to consider the following Special Land Use requests: 

Case # PSP 25-03 – 205 W. Lincoln Ave. Ste. A.  

The applicant, Haythum Musleh, requests Special Land Use approval per the 

procedures set forth in Section 15.05 of the Madison Heights Zoning Ordinance to 

operate a Minor Auto Repair and Service (vehicle wrapping) business at 205 W. 

Lincoln Ave. (PIN 44-25-23-431-016). The property is approximately 0.32 acres in 

size and is zoned MUI-1, Mixed-Use Innovation 1.   

The applications and any supporting documents can be viewed during regular business 

hours at the Community and Economic Development Department. In addition, the agenda 

item can be viewed online after 4:00 p.m. on the Friday prior to the meeting at 

www.madison-heights.org in the Agenda Center. 

If you are unable to attend the meeting, you can send your comments via email to:  

MattLonnerstater@madison-heights.org and your comment will be read into the record at 

the meeting. Written comments may also be mailed prior to the meeting to 300 West 

Thirteen Mile Road, Madison Heights, Michigan, 48071.  All comments will be heard at the 

meeting. 

 
MADISON HEIGHTS COMMUNITY & ECONOMIC DEVELOPMENT DEPARTMENT 
(248) 583-0831 
 

Madison Park News  

June 25th, 2025 
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MEMORANDUM 

 
 

Date:  July 2nd, 2025  
 

To:   City of Madison Heights Planning Commission [July 15th, 2025 Meeting] 
 

From:  Matt Lonnerstater, AICP – City Planner 
 

Subject: Major Site Plan PSPR 25-11– 28220 John R Road – Dental and Medical Office  
[Plan Date 6/10/25] 

 
 

TEMPLATE MOTION AND FINDINGS INCLUDED ON PAGE 12 
 

Introduction 

The applicant, Iden Kalabat on behalf of the prospective tenant Dr. Jonathan Miller, requests Major Site 
Plan approval from the Planning Commission under Section 15.04 of the Madison Heights Zoning 
Ordinance to construct a new 9,536 sq. ft. multi-tenant dental and medical office building. The subject 
site is located at 28220 John R Road, tax parcels # 44-25-13-106-010 and -011, zoned B-2, Community 
Business. The property is located on the east side of John R between Gardenia and 12 Mile Road. 
 

The property is currently improved with a vacant restaurant building, formerly occupied by McDonald’s, 
which is proposed to be torn down to accommodate the new development.  
 

While medical offices are permitted by right in the B-2 district, Planning Commission review and approval 
is required under Section 15.04.D(2) for non-residential developments exceeding 7,500 gross square feet 
that abut single-family-zoned or used property.  
 

Project Details  

The proposed development consists of a new a 9,536 square foot medical office building and associated 
parking lot, landscaping and screening, stormwater system, pedestrian connections, and a dumpster 
enclosure. The medical building is proposed to be divided into two (2) tenant spaces: a 4,500 square-foot 
dental office is proposed for the southern tenant space, while the 5,000 square-foot northern space will 
be developed as a shell for a future medical-related tenant.  

Development Rendering from Site Plan Submittal 
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Site Details and History  

The subject property is composed of two separate parcels totaling approximately 1.07 acres in size. The 
southern parcel is improved with the vacant McDonald’s structure and associated parking while the 
northern parcel is improved with an extension of the McDonald’s parking lot. The two parcels will need 
to be combined as part of the development process. Both parcels have double-frontage along John R and 
Groveland St., but vehicular and pedestrian access has historically only been provided from John R.  
 

28220 John R Road – Aerial Image – Existing Conditions 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Per historic city records, the original building was constructed in 1960 as a McDonalds “Drive-In”. (Refer 
to the historic renderings, below, from the City’s records). Based on files found within the building 
department, building modifications were made in 1971 (front addition), 1981 (drive-through addition), 
1986 (rear addition), 1990 (additional parking spaces on the northern parcel), and 1996 (playplace 
addition). The McDonald’s closed for business in 2021 and has sat vacant since.  
 

Renderings submitted with the original John R Road McDonald’s site plan submittal (1959).  
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Streetview Images – Existing Vacant McDonald’s Site (2025) 
 

 

 

 

 

 

 

 

 

Adjacent Zoning and Uses 

The subject property abuts commercial properties to the north and south and residential properties to 
the northeast and west. Refer to the table below for information on adjacent land uses and zoning.  

 Existing Land Use Existing Zoning 

Site Commercial (vacant restaurant)  B-2, Community Business 

Northwest Commercial (gym) B-2, Community Business 

Northeast One-family residential R-3, One-Family Residential 

South Medical Office B-2, Community Business 

East (across Groveland) One-family residential R-3, One-Family Residential 

West (across John R) Office/Veterinarian B-2, Community Business 
 

Zoning Standards and Site Plan Review Process  

The site is zoned B-2, Community Business. Medical office uses are permitted by-right in the B-2 district, 
subject to the general design standards for commercial buildings (Section 7.02) and other general zoning 
requirements.  
 

While most site plans for “by-right” uses are reviewed and approved by staff and/or the Technical Review 
Committee (TRC), Section 15.04.3(D) – Major Site Plans – lists several scenarios where Planning 
Commission approval is required; per this section, Planning Commission review and approval is required 
for non-residential developments exceeding 7,500 gross square feet that abut single-family-zoned or used 
property. As the building exceeds 7,500 square feet and the property directly abuts single-family property, 
Planning Commission review and approval is required.  
 

Site Plan Review criteria are contained in Section 15.04.5, copied below: 
 

Site Plan Review Criteria. The approving body shall consider and require compliance with the following: 
 

A. All application and site plan review submittal criteria have been met. 
 

B. The site plan is in full conformance with all applicable Zoning Ordinance requirements. 
 

C. The location of development features, including principal and accessory buildings, open spaces, 
parking areas, driveways, and sidewalks minimize possible adverse impacts on adjacent properties 
and promote pedestrian and vehicular traffic safety. 
 

D. On-site and off-site circulation of both vehicular, non-motorized and pedestrian traffic will achieve 
both safety and convenience of persons and vehicles using the site, including emergency access 
vehicles. 
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E. Landscaping, earth berms, fencing, signs, and obscuring walls are of such a design and location 
that the proposed development’s impact on existing and future uses in the immediate area and 
vicinity and on residents and occupants is minimized and harmonious. 
 

F. Utility service, including proposed water, sanitary sewer and the development and the 
recommendation of the city’s consulting engineer. Approvals required from any state or county 
department having jurisdiction, such as the department of health, drain commission or road 
commission, are a prerequisite or condition to approval. 
 

G. Notwithstanding any other provisions of the Zoning Ordinance, the city may require as a condition 
of site plan approval, landscaping, berms, fencing, walls, drives or other appurtenances as 
necessary to promote the health, safety, and welfare of the community and achieve compliance 
with the standards of the Zoning Ordinance. 
 

H. Compliance with groundwater and surface water protection standards.  
 

Staff has reviewed the proposed project for compliance with Zoning Ordinance standards, summarized 
below: 
 

Dimensional Standards/Schedule of Regulations 
 

Dimensional Standard Required Proposed Conforming? 

Setbacks (Min.)    

Front (John R) 10 ft. 10 ft. Yes 

Front (Groveland) 10 ft. 141 ft. Yes 

Side (One) 10 ft. 17.5 ft. Yes 

Side (Total) 20 ft. 79 ft. Yes 

Building Height (Max.) 40 ft. 22 ft. 5 in. Yes 

Lot Coverage (Max.) N/A 20.5% Yes 
 

Dimensional standards for the B-2 district are contained in Section 4.02. The property has double-frontage 
on John R Road and Groveland Street; the Zoning Ordinance treats both as front yards for setback 
purposes. The building is placed towards the front of the property, contributing to the John R Road 
streetwall, with parking located to the side and rear. The proposed building satisfies all general 
dimensional requirements.  
 

Comments: None 
 

Vehicular Access and Circulation 
 

Vehicular access and circulation standards are contained in Article 10.  A single 24 ft.-wide driveway is 
proposed off John R Road, located south of the medical building.  This portion of John R Road is under the 
jurisdiction of the City of Madison Heights. Details of the driveway approach within the right-of-way will 
need to meet Madison Heights engineering standards and will be confirmed during engineering review. 
Drive aisle widths and dimensions satisfy Zoning Ordinance standards.  
 

Comments: None 
 

Pedestrian Access and Circulation 
 

Pedestrian access and circulation standards are contained in Section 10.10. A 5 ft.-wide sidewalk is 
proposed connecting the sidewalk along John R Road to the main building entrances on the east side of 
the building. The sidewalk widens to 7 ft. adjacent to parking spaces to adequately account for vehicle 
overhang. Pedestrian access and circulation design satisfies Zoning Ordinance standards.  
 

Comments: None 

39 Item 3.



PSPR 25-11 – 28220 John R Road – Dental and Medical Office 

Page 5 of 13 

Vehicular and Bicycle Parking 
 

Minimum and maximum vehicular parking requirements are contained in Section 10.03, outlined in the 
table below: 
 

Proposed Use Parking 
Type 

Parking 
Calculation 

Minimum 
Parking 

Maximum 
Parking 

Proposed 
Parking 

Medical Office 

Vehicle 1 per 300 sq. ft. 
usable floor area 
(UFA) 

7,152 sq. ft. 
UFA = 24 
spaces 

130% of 
minimum =  
31 spaces 

69 spaces 
(222% of 
maximum) 

Bicycle 4 spaces 
minimum 

4 spaces -- 4 spaces (2 
racks) 

 
A total of sixty-nine (69) parking spaces are proposed, including three (3) ADA-accessible spaces. (Staff 
notes that the site plan, Sheet C3.0, incorrectly denotes 67 parking spaces). Parking space dimensions 
satisfy ordinance requirements.   
 

Maximum parking calculations are contained in Section 10.04, which sets a maximum parking amount of 
130% of the minimum. In this case, the maximum parking amount is 31 spaces. At 69 proposed spaces, 
the site plan exceeds the 130% maximum. Per Section 10.04.2, the Planning Commission, “may permit 
additional parking over and above the maximum parking if the applicant proposes low-impact 
development techniques such as permeable pavement, rain gardens, bioswales, or other methods that are 
satisfactory to the Planning Commission.”  
 

The Landscape Plan, Sheet L1.0, denotes stormwater rain gardens within the greenbelt along the south 
and east property lines, with a note stating that details will be provided during engineering review. If 
desired, the Planning Commission may request additional information regarding the proposed rain 
gardens. Conversely, the Planning Commission may permit review of rain garden details by the Technical 
Review Committee (TRC). 
 

Two (2) bicycle racks are proposed at the northeast corner of the building. However, details of the racks 
have not been provided. Per Section 10.07.4, all bicycle parking racks shall be of the inverted “U” design 
that is permanently affixed to the paved surface. Alternative installations and designs may be considered 
if it functions in a similar manner to the inverted “U” design. 
 

Comments: 1) Denote the correct number of parking spaces (69); 2) The Planning Commission may request 
additional information regarding proposed stormwater rain gardens or refer the review to the Technical 
Review Committee; and 3) Provide details of proposed bicycle racks.  
 
Landscaping and Screening 
 

Landscaping requirements are contained in Article 11 of the Zoning Ordinance. As this is a new ground-
up development, all landscaping standards apply. The applicant has submitted a Landscape Plan which 
has been reviewed against the landscaping standards, summarized below:  
 

Landscaping Type Calculation/Standard Required Landscaping Proposed Landscaping 
& Notes 

Transitional 
Landscaping 
[Buffers/screening 
between land uses] 

Where property directly abuts 
Residential: Min. 6 ft. tall 
screen wall within 5 ft.-wide 
greenbelt. 

Northeast property line: 
Min. 6 ft. tall screen wall 
within 5 ft. greenbelt 

Existing screen wall to 
remain; details needed. 
Greenbelt not provided. 
See comments below 
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Landscaping Type Calculation/Standard Required Landscaping Proposed Landscaping 
& Notes 

Frontage Landscaping 
 

[Landscaping in front 
yard areas] 

1 deciduous/evergreen tree per 
40 ft. road frontage (excluding 
driveway). 

+ 
1 ornamental tree per 100 ft. of 
road frontage (excluding 
driveway). 

+ 
1 shrub per 5 ft of road 
frontage.  
 

John R Frontage: 181 ft. 
road frontage (excluding 
driveway) = 5 
deciduous/evergreen 
trees + 2 ornamental trees 
+ 37 shrubs 

Frontage landscaping 
adjacent to John R not 
shown. See comments 
below 

Parking Lot 
Landscaping 
 

[Landscaping within 
and around perimeter 
of parking lots] 

Interior Landscaping: 
 

5 sq. ft. of landscaping per 
parking space. 1 deciduous 
tree per 100 sq. ft. of required 
landscaping. 

Interior Landscaping: 
 

69 spaces = 345 sq. ft. 
landscape area = 4 trees.  

Interior Landscaping 
 

335 sq. ft. of landscape 
area and 4 trees. Need 
to adjust for 69 parking 
spaces. 

Right of Way Landscaping: 
 

Screen wall/decorative fence or 
heavy landscaping between 
parking lot and all rights of 
way. 
 

Right of Way Landscaping: 
 

Screen wall/decorative 
fence or heavy 
landscaping along east 
property line (adjacent to 
Dartmouth) and between 
parking spaces and John R 
Rd.  
 

Right of Way 
Landscaping 
 

6 ft. -tall screen wall 
adjacent to Groveland; 
nothing shown adjacent 
to John R.  
 

Perimeter Landscaping: 
Adjacent to non-residential 
uses: Same calculation as 
Frontage Landscaping, above 
 
Adjacent to residential: screen 
wall within 5 ft. wide greenbelt 

Perimeter Landscaping: 
South property line: 170 
ft length = 2 
deciduous/evergreen 
trees + 2 ornamental trees 
+ 34 shrubs within 5 ft.-
wide greenbelt 
 
North property line: 
screen wall greenbelt 

Perimeter Landscaping: 
South property line: 5 
ft. greenbelt provided, 
but landscaping not 
shown. Rain garden(s) 
proposed. 
 
North property line: 
Existing screen wall to 
remain; details needed. 
No greenbelt provided.  

Interior Landscaping 
 

[Additional 
landscaping interior to 
the site] 

Landscape area shall comprise 
5% of total impervious area. 
  
1 deciduous tree per 400 sq. ft. 
landscape area. 

+ 
2 shrubs per 400 sq. ft. 
landscape area 

1,830 sq. ft interior 
landscape area  
= 
5 deciduous trees 
+ 
10 shrubs.  
 
 

1,830 sq. ft. interior 
landscape area 
provided, including 5 
deciduous trees  + 26 
shrubs. (Foundation 
plantings on east side of 
building may count 
toward interior shrub 
requirements).  

Building Foundation 
Landscaping 
 

[Smaller plantings at 
the base of building 
walls] 

Mixtures of shrubs, hedges, 
ornamental trees within 5 ft. 
wide beds adjacent to building.  

5 ft. wide foundation 
planting beds on east and 
west side of building. 

Provided on east side of 
building adjacent to 
parking lot, but not west 
side adjacent to John R.  
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Transitional Landscaping: Transitional landscape screening is required between the parking lot 
and the adjacent residential property to the northeast. Perimeter parking lot landscaping may be 
used to satisfy this requirement. The applicant intends to re-utilize the existing screen wall located 
along the north-eastern property line. However, details will need to provided to staff to ensure 
that the wall is a minimum 6 feet tall and is in good condition. Further, a 5 ft-wide greenbelt is not 
provided in this location. The Planning Commission may waive the greenbelt requirement in 
accordance with Section 11.11.  
 

Frontage Landscaping: Frontage landscaping is required between the building and the John R 
Road right-of-way. Parking lot right-of-way landscaping may be used to count toward this 
requirement, and vice versa. Frontage landscaping is not shown along John R Road. 
 

A 6 ft. tall masonry screen wall is proposed along Groveland Avenue, which also serves as parking 
lot right-of-way screening.  
 

Parking Lot Landscaping: The Zoning Ordinance requires that a curbed landscape island be 
provided for every 15 uninterrupted parking spaces. The site plan complies with this standard. 
 

• Interior Parking Lot Landscaping: The landscaping plan needs to be revised to account for 
69 parking spaces instead of 67 spaces.  
 

• Right of Way Landscaping: A 6 ft. tall masonry screen wall is proposed along Groveland 
Avenue, which also serves as frontage screening. The screen wall will need to be extended 
around the northeast and southeast corners of the property to connect with adjacent 
screen walls.  Landscaping will need to be provided between John R Road and the parking 
space in the southwest corner of the site.  

 

• Perimeter Parking Lot Landscaping: Landscaping shall be provided in the south greenbelt 
in accordance with perimeter landscaping requirements. Landscaping will need to be 
coordinated with the design of the proposed rain garden(s).  

 

The applicant intends to re-utilize the existing screen wall located along the north-eastern 
property line. However, details will need to provided to staff to ensure that the wall is a 
minimum 6 feet tall. Further, a 5 ft-wide greenbelt is not provided in this location.  
 

The Planning Commission may waive these greenbelt and/or planting requirements in 
accordance with Section 11.11. 

 

Interior Landscaping: Interior landscaping requirements have been met. 
 

Building Foundation Landscaping: Adequate building foundation landscaping has been provided 
along the base of the east side of the building, but none is shown on the west side adjacent to 
John R, as required. Foundation landscaping may count toward interior landscaping.  
 

General Landscape Plan Comment: There are discrepancies between the Landscaping 
Requirement table and the Plant Material List table. Both will need to be revised to ensure 
consistency and updated to include additional required plantings.  
 

Comments: 1) Provide details, including height, materials, and condition of existing screen wall along 
northern property line; 2) Extend new screen wall adjacent to Groveland around the northeast and 
southeast property corners to connect with existing screen walls; 3) Provide right-of-way screening 
between John R Road and the parking space in the southwest corner of the site; 4) Provide 5 ft. greenbelt 
between the parking lot and northern property line or seek Planning Commission waiver; 5) Provide 
frontage landscaping between building and John R; 6) Adjust interior parking lot landscaping calculation 
to account for 69 parking spaces rather than 67; 7) Provide perimeter landscaping within southern 
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greenbelt and coordinate with design of proposed rain garden(s) or seek Planning Commission waiver; 8) 
Provide building foundation landscaping along base of west side of building; and 8) Ensure consistency 
between Landscaping Requirement and Plant Material List tables. 
  
Exterior Lighting 
 

Exterior lighting requirements are contained in Section 8.04. The applicant has submitted a Photometric 
Plan and lighting details on Sheet C6.0.  Wall-mounted lighting is proposed, and four (4) new LED light 
poles are proposed within the parking lot area. Light pole heights and photometric readings satisfy 
ordinance standards. The light fixtures shall feature cut-off shields to ensure that light does not project 
above a 90-degree horizontal plane. 
 

Comments: The light fixtures on the light poles shall feature cut-off shields to ensure that light does not 
project above a 90-degree horizontal plane. 
 
Stormwater 
 

An underground stormwater detention system and a pre-treatment structure are proposed within the 
parking lot. The details of the structures, their locations, and stormwater calculations location will be 
confirmed as part of final Engineering Review.  
 

To offset additional parking spaces, the landscape plan denotes stormwater rain gardens within the 
greenbelt along the south and east property lines, with a note stating that details will be provided during 
engineering review. If desired, the Planning Commission may request additional information regarding 
the proposed rain gardens. Conversely, the Planning Commission may permit review of rain garden details 
by the Technical Review Committee (TRC). 
 

Comments: The Planning Commission may request additional information regarding proposed stormwater 
rain gardens or refer the review to the Technical Review Committee.  
 
Commercial Design Standards 
 

Medical office buildings within the B-2 zoning district are subject to the general design standards for 
commercial buildings contained within Section 7.02, summarized below. The applicant has provided 
building elevations. 
 

• Building Façade Materials: At least 75% of the street-facing façade and primary façade shall 
incorporate high-quality materials (e.g. brick, stone, wood siding, etc.).  
 

Comment: Both the east (parking-lot facing) and west (street-facing) facades feature a 
combination of brick, architectural metal paneling, and storefront glass. This standard is met. 
 

• Articulation: Each primary or street-facing façade greater than 100 feet in length shall incorporate 
wall-plane recesses, offsets, projections, or other building material treatments that visually 
interrupt the wall plane.  
 

Comment: Both the east (parking-lot-facing) and west (street-facing) facades feature building 
material changes and varying roof lines/heights that correlate with building material. Further, 
metal awnings are provided to break up the vertical building plane.  This standard is met.  
 

• Transparency: The ground floor of a primary façade and all facades facing a street shall maintain 
a minimum transparency of 30% measured between 2 and 10 feet from grade. Mirrored or 
opaque glass shall not count towards the minimum transparency requirement.  
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Comment: A significant portion of the east and west façade is composed of glass storefront 
systems. This glass shall remain clear/transparent to satisfy ordinance standards. 

 

Comments: Building plans, when submitted, shall denote clear glass within the aluminum frame storefront 
areas to satisfy transparency requirements.  
 
 

Dumpster Enclosures 
 

One (1) brick/fiber-cement dumpster enclosure with a decorative metal gate is proposed in the southeast 
corner of the site. A concrete pad is proposed in front of the enclosure per Zoning Ordinance standards.   
 

Comments: None 
 
Signs  
 

While signs are reviewed under a separate sign permitting process, staff notes that an incorrect/outdated 
wall sign standard is noted on the west building elevation on Sheet A-5. This incorrect standard should be 
removed on the updated plan submittal.  
 

Comments: Remove the outdated wall sign standard on sheet A-5.  
 

 

Staff Analysis  

Medical office uses are permitted by right within the B-2 district. Therefore, unlike a Special Land Use 
review, the Planning Commission’s review of this site plan needs to be more objective in nature, focusing 
on whether or not the project satisfies the dimensional, site design, and architectural standards of the 
Zoning Ordinance. Staff is supportive of the project in that it redevelops an outdated commercial building 
that has been vacant for at least four years.  

Technical Review Committee (TRC) Comments 

The TRC reviewed the site plan at their July 2nd, 2025 meeting. In addition to the comments highlighted 
throughout this report, the TRC had the following additional comments/suggestions which should be 
incorporated as conditions of approval: 

• Coordinate with the Madison Heights Fire Department to ensure that the fire truck turning 
movement template on Sheet C3.2 accommodates the largest truck operated by the fire 
department. 

• If the existing sanitary line is to be re-utilized for the development, coordinate with the 
Department of Public Services (DPS) and the City Engineer to discuss televising/clean-out 
requirements.  

Waivers 

Per Section 11.11 The Planning Commission has the ability to waive the following landscaping deficiencies 
if it finds that the site design has conditions which offer sufficient screening and/or the arrangement, 
design, and orientation of the building on site maximizes privacy and isolates adjacent and nearby land 
uses from any potential negative impacts of the project:  

• Transitional Landscaping/Perimeter Parking Lot Screening: 5 ft. greenbelt along northern property 
line between the parking lot and the northern property line. 

• Perimeter Parking Lot Screening: Landscaping within greenbelt along southern property line 
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Conditions of Approval 

Staff finds that the proposed Major Site Plan is in substantial compliance with the site plan review criteria 
of Section 15.04.5, and that the project, with several conditions, substantially complies with the site 
design standards of the Zoning Ordinance.   

Per Section 15.04.D(6), the Planning Commission may approve a Major Site Plan subject to conditions 
necessary to address minor modifications to the plan. In order to ensure compliance with Zoning 
Ordinance standards and address Technical Review Committee (TRC) comments, staff recommends 
several conditions of approval. Should the Planning Commission move to approve the Major Site Plan, 
staff recommends that the following conditions be incorporated as conditions of approval: 

 

1. The following site plan modifications shall be included on a revised site plan, which shall be 
submitted to the Community and Economic Development (CED) Department for final review and 
approval by the Technical Review Committee (TRC): 
 

a. Provide additional information, details, and specifications regarding the design of the 
proposed stormwater rain gardens, required for parking that exceeds maximum 
standards.  
 

b. Denote the correct number of parking spaces on all relevant sheets (69). 
 

c. Provide details, including height, materials, and condition of the existing screen wall along 
the northern property line. 

 

d. Extend the new screen wall adjacent to Groveland Street around the northeast and 
southeast property corners of the property to connect with existing screen walls. 

 

e. Provide right-of-way screening between John R Road and the parking space in the 
southwest corner of the site. 

 

f. [Disregard if PC waiver is granted]. Provide a 5 ft.-wide greenbelt between the parking lot 
and the northern property line.  

 

g. Provide frontage landscaping between the building and John R Road. 
 

h. Adjust the interior parking lot landscaping calculation to account for 69 parking spaces 
rather than 67.  

 

i. [Disregard if PC waiver is granted]. Provide perimeter landscaping within the southern 
greenbelt and coordinate with the design of the proposed rain garden(s).  

 

j. Provide building foundation landscaping along the base of the west side of building.  
 

k. Ensure consistency between the Landscaping Requirement and Plant Material List tables. 
 

l. The light fixtures on the light poles shall feature cut-off shields to ensure that light does 
not project above a 90-degree horizontal plane. 

 

m. Building plans, when submitted, shall denote clear glass within the aluminum frame 
storefront areas to satisfy transparency requirements.  

 

n. Remove the outdated wall sign standard on sheet A-5.  
 

o. Coordinate with the Madison Heights Fire Department to ensure that the fire truck 
turning movement template on Sheet C3.2 accommodates the largest truck operated by 
the fire department. 
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p. If the existing sanitary line is to be re-utilized for the development, coordinate with the 
Department of Public Services (DPS) and the City Engineer to discuss televising/clean-out 
requirements.  

 

2. Following the approval of a revised site plan by the Technical Review Committee and the 
Community and Economic Development Department, the applicant shall submit for Final 
Engineering Plan review and the Site Plan Guarantee deposit in accordance with Section 15.04. 
 

3. Prior to the issuance of any building permits related to the ground-up development of the site, 
the applicant shall apply for a parcel combination with the Community and Economic 
Development (CED) Department.  

 

Next Step 

After discussion, the Planning Commission may take action on the requested Major Site Plan in the form 
of a motion. Any motion shall include concise findings based upon the site plan review standards and 
criteria, Section 15.04.5. Per Section 15.04.3(D), the Planning Commission may postpone action on a 
Major Site Plan request to allow verification, compilation, or submission of additional or supplemental 
information or to address other concerns or issues.  
 
A template motion of approval is provided on the following page.  
 

Attachments 

• Major Site Plan application - PSPR #25-02 

• Proposed Site Plan – PSPR# 25-02 

• Associated Maps 

• Section 3.15 – B-2 Community Business District 

• Section 15.04 – Site Plan Review 
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Template Motion, Findings and Conditions 

Staff offers the following motion of approval and findings as a suggested template and guide for the 
Planning Commission’s consideration. The Planning Commission may provide additional detailed findings, 
as needed, to substantiate any motion for approval or denial. A motion for denial may follow this same 
outline.  
 

MOTION BY _______, SECONDED BY ______, THAT, FOLLOWING DISCUSSION, THE PLANNING 
COMMISSION HEREBY APPROVES MAJOR SITE PLAN REQUEST NUMBER PSPR 25-02 FOR A MULTI-TENANT 
MEDICAL OFFICE BUILDING AT 28220 JOHN R ROAD BASED UPON THE FOLLOWING FINDINGS 

1. The applicant requests Major Site Plan approval to redevelop a vacant commercial property into 
an approximately 10,000 square-foot multi-tenant medical office building, as permitted as a by 
right use within the B-2 zoning district.  
 

2. Contingent upon several conditions, the proposed Major Site Plan is consistent with the site plan 
review standards and criteria set forth in Section 15.04.5 of the Zoning Ordinance. In particular: 

 

a. The site plan is in substantial compliance with applicable site design standards contained 
in the Zoning Ordinance. 
 

b. The location of development features, including principal and accessory buildings, open 
spaces, parking areas, driveways, and sidewalks minimize possible adverse impacts on 
adjacent properties and promote pedestrian and vehicular traffic safety. 

 

c. On-site and off-site circulation of both vehicular, non-motorized and pedestrian traffic 
will achieve both safety and convenience of persons and vehicles using the site, including 
emergency vehicle access. 
 

d. With modifications, proposed landscaping is of such a design and location that the 
proposed development’s impact on existing and future uses in the immediate area and 
vicinity and on residents and occupants is minimized and harmonious. 

 

APPROVAL IS GRANTED WITH THE FOLLOWING CONDITIONS: 
 

1. [IF SO DESIRED] As permitted by and in compliance with Section 11.11, the Planning Commission 
hereby waives the following landscape screening standards: 

a. Transitional Landscaping/Perimeter Parking Lot Landscaping: The 5 ft. greenbelt 
requirement along the northern property line between the parking lot and the northern 
property line is waived, contingent upon the maintenance of the existing masonry screen 
wall.  

b. Perimeter Parking Lot Landscaping: The required perimeter landscape plantings within 
the greenbelt along southern property line is waived, contingent upon the submittal of a 
rain garden design acceptable to the Technical Review Committee.  

2. The following site plan modifications shall be included on a revised site plan, which shall be 
submitted to the Community and Economic Development (CED) Department for final review and 
approval by the Technical Review Committee (TRC): 
 

a. Provide additional information, details, and specifications regarding the design of the 
proposed stormwater rain gardens, required for parking that exceeds maximum 
standards. 
 

b. Denote the correct number of parking spaces (69) on all relevant sheets. 
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c. Provide details, including height, materials, and condition of the existing screen wall along 
the northern property line. 

 

d. Extend the new screen wall adjacent to Groveland Street around the northeast and 
southeast property corners of the property to connect with existing screen walls. 

 

e. Provide right-of-way screening between John R Road and the parking space in the 
southwest corner of the site 

 

f. [Disregard if PC waiver is granted]. Provide a 5 ft.-wide greenbelt between the parking lot 
and the northern property line.  

 

g. Provide frontage landscaping between the building and John R Road. 
 

h. Adjust the interior parking lot landscaping calculation to account for 69 parking spaces 
rather than 67.  

 

i. [Disregard if PC waiver is granted]. Provide perimeter landscaping within the southern 
greenbelt and coordinate with the design of the proposed rain garden(s).  

 

j. Provide building foundation landscaping along the base of the west side of building.  
 

k. Ensure consistency between the Landscaping Requirement and Plant Material List tables. 
 

l. The light fixtures on the light poles shall feature cut-off shields to ensure that light does 
not project above a 90-degree horizontal plane. 

 

m. Building plans, when submitted, shall denote clear glass within the aluminum frame 
storefront areas to satisfy transparency requirements.  

 

n. Remove the outdated wall sign standard on sheet A-5.  
 

o. Coordinate with the Madison Heights Fire Department to ensure that the fire truck 
turning movement template on Sheet C3.2 accommodates the largest truck operated by 
the fire department. 

 

p. If the existing sanitary line is to be re-utilized for the development, coordinate with the 
Department of Public Services (DPS) and the City Engineer to discuss televising/clean-out 
requirements.  
 

 

3. Following the approval of a revised Major Site Plan by the Technical Review Committee and the 
CED Department, the applicant shall submit for Final Engineering Plan review and the Site Plan 
Guarantee deposit in accordance with Section 15.04. 
 

4. Prior to the issuance of any building permits related to the ground-up development of the site, 
the applicant shall apply for a parcel combination with the CED Department.  
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Section 3.15 B-2 Community Business District  

PREAMBLE 

The B-2 Community Business District is designed to cater to the needs of a larger consumer population than is served by 
the Neighborhood Business District and may be characterized by an integrated cluster of establishments served by a 
common parking area and generating large volumes of vehicular and pedestrian traffic. The B-2 district is intended along, 
and at the intersections of, major arterial streets.  

PERMITTED USES SPECIAL LAND USES ACCESSORY USES 

• Artist Studio 

• Banquet/Assembly/Meeting Halls 
(greater than 75 persons) 7.03(5) 

• Banquet/Assembly/Meeting Halls 
(less than 75 persons) 7.03(5) 

• Bars and Taprooms 

• Business or Trade Schools 

• Child/Adult Day Care Center and 
Preschools  7.03(6) 

• Contractor’s Office 7.03(9) 

• Essential Public Utility Services 

• Financial Institutions 

• Firearm Retail Sales 7.03(13) 

• General Retail, Small to Mid-Format 
(up to 30,000 sq. ft.) and Large-
Format (>30,000 sq. ft.)  

• Government Office 
Building/Courthouse/Public Police 
and Fire Services 

• Home Improvement Centers and 
Garden Centers, Small to Mid-Format 
(up to 30,000 sq. ft.) and Large 
Format (>30,000 sq. ft.) 7.03(17) 

• Incubator Kitchen or Catering Facility 

• Incubator Workspaces 

• Indoor Recreational Business  
7.03(21) 

• Industrial Tool and Equipment Sales, 
Rental, Service, Storage and 
Distribution 

• Institutions of Higher Learning 

• Medical Office 

• Microbreweries, Wineries and 
Distilleries 

• Personal Service Establishments 

• Pharmacy 

• Post Office 

• Professional Office 

• Public Library, Museum, Art Center, 
Community Center 

• Public Parks 

• Religious Institutions, Private Clubs, 
and Lodges (greater than 75 persons) 
7.03(39) 

• Auto Repair and Service (Major) 
7.03(2) 

• Auto Repair and Service (Minor) 
7.03(2) 

• Auto Sales (New and Used) and 
Rental 7.03(3) 

• Commercial Kennels and Boarding 
Facilities 7.03(8) 

• Funeral Homes 7.03(15) 

• Gasoline/Recharging Stations 
7.03(16) 

• Hospital 7.03(19) 

• Hotels and Lodging Facilities  
7.03(20) 

• K-12 Schools, Public or Private 

• Outdoor Recreational Business 
7.03(32) 

• Parking as a Principal Use 
7.03(34) 

• Regulated Uses 7.03(38) 

• Accessory Buildings, 
Structures and Uses Section 
8.03 

• Drive-Through Facilities 
7.03(11) 

• Outdoor Dining and Seating 
7.03(31) 

• Outdoor Sales and Display 
7.03(33) 
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The above list is a summary of Principal Permitted Uses, Special Land Uses, and Accessory Uses in the district. Uses 
provided with a section reference indicates uses that have specific use standards. Refer to Article 2 for definitions of uses. 

DIMENSION REGULATIONS  

Lot Standards  Minimum Setbacks   

Min. Lot Area (sq. ft.) -- Front Yard (ft.)  10 ft. 

Min. Lot Width (ft.) -- Side Yard (one) (ft.) 10 ft. (A) 

Max. Lot Coverage -- Side Yard (total of 2) (ft.) 20 ft. (A) 

Min. Floor Area/Unit   Street Sides (ft.) 10 ft. 

Max. Building Height (ft.) 40 ft. Rear Yard (ft.) 20 ft. (B) 

Max. Building Height (stories)    

Footnotes: Refer to Section 4.02 wherever a footnote is referenced in parentheses after one of the design regulations 

  

• Religious Institutions, Private Clubs, 
and Lodges (less than 75 persons) 
7.03(39) 

• Residential/Commercial Mixed-Use 
7.02(2) 

• Restaurant 

• Temporary Buildings and Uses 
7.03(43) 

• Theater 

• Tobacco/Smoke Shop or Smoke 
Lounge 7.03(44) 

• Tutoring and Instructional Services 

• Veterinary Clinic or Animal Grooming  
7.03(46) 
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iv. A statement that the responsible party may appear and present evidence on their behalf and has the right 
to be represented by legal counsel. 

8. Residential Dwellings Exempted. A Certificate of Occupancy is not required for the change of ownership or tenancy of 
an existing residential dwelling unit.  

Section 15.04 Site Plan Review 

1. Purpose. This section sets forth the requirements for the application, review, approval, and enforcement of site plans in 
the City of Madison Heights. Site plans may be reviewed and acted upon by the Planning and Zoning Administrator, 
Technical Review Committee, or Planning Commission. 

2. Developments Subject to Minor (Planning and Zoning Administrator) or Major (Technical Review Committee or 
Planning Commission) Site Plan Review. Site Plans may be deemed 'Minor’ or 'Major' based upon the criteria listed in 
this Section. Minor Site Plans may be reviewed and acted upon by the Planning and Zoning Administrator. Major Site 
Plans shall be acted upon by the Technical Review Committee or the Planning Commission, as determined by Article 14 
Engineering Plan approval may be required following site plan approval for projects with significant impacts on 
stormwater, transportation, and utility systems, per Section 15.04(3)(E). 

3. Site Plan Review Process. An applicant may initiate the site plan review process by submitting for Minor or Major Site 
Plan approval. All materials shall be submitted to the Community and Economic Development Department for 
processing. 

A. Pre-Application Conference (optional). At the option of the applicant, prior to the submittal of a formal site plan 
review application, the applicant may submit a conceptual plan to the Community and Economic Development 
Department to be reviewed by the Planning and Zoning Administrator. The purpose of the pre-application 
conference is to discuss the review procedures, design elements, and ordinance requirements. At this conference, 
the Planning and Zoning Administrator may provide the applicant with an advisory opinion as to whether the site 
plan qualifies as a minor or major site plan, and whether the conceptual plan meets the standards of this Ordinance 
with respect to use, location, character, and zoning district requirements. The City's comments during a pre-
application conference shall be advisory in nature only, and shall not constitute approval of a site plan. An applicant 
may request that the pre-application conference take place at a meeting of the Technical Review Committee, upon 
payment of a fee established by City Council. 

B. Site Plan Review Not Required. Formal Site Plan review shall not be required for: 

(1) Detached single-family and duplex housing and related parking. 

(2) Accessory Dwelling Units and Residential Accessory Structures 

(3) Minor alterations to an approved site not listed under minor or major site plan review, as determined by the 
Planning and Zoning Administrator 

C. Minor Site Plans.  

(1) A Minor Site Plan shall be submitted to the Planning and Zoning Administrator for review and approval for any 
of the following activities, uses, or developments, except for those uses/projects exempted from Site Plan 
Review above.  

(a) Remodeling or altering an existing structure that does not modify the building footprint. 

(b) Addition/expansion of existing structure that does not increase the gross interior or leasable floor area by 
more than 2,000 square feet and does not increase the total by more than 20% of the existing gross floor 
area and does not impact site grading, circulation, or utilities. In cases of multi-family residential 
development, the application shall not increase the number of dwelling units.  

(c) Individual Multiplex and Townhome developments (3-4 units). 

(d) Addition, modification, or relocation of non-residential accessory structures or structures such as 
dumpster enclosures. 

(e) Change in building height that does not create new floor area. 
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(f) Decrease in building size that does not impact site grading, circulation, or utilities.  

(g) Minor changes to building or site to accommodate barrier-free regulations. 

(h) Additions, modifications or substitutions of approved or existing landscaping or site lighting. 

(i) Internal rearrangement of parking lot that does not significantly change site circulation, create new 
parking spaces, or require the installation of new pavement or re-grading.  

The Planning and Zoning Administrator may refer site plans for any of the above to the Technical Review 
Committee and/or Planning Commission for review and approval. The Planning and Zoning Administrator may 
also require Engineering Approval in accordance with Section 15.04(3)(E) after consultation with the City 
Engineer.  

(2) Applicant initiates the Minor Site Plan process by submitting the following materials to the Community and 
Economic Development Department: 

(a) One copy of the completed minor site plan application form. 

(b) Two 11" x 17" copies of the site plan containing all of the information set forth in Section 15.04(4) below. 

(c) One copy of the site plan in digital (PDF) format. 

(d) All applicable fees as established by City Council. 

(3) The Planning and Zoning Administrator reviews the Minor Site Plan application materials for completeness 
and for compliance with the standards contained within this Ordinance.  

(4) The Planning and Zoning Administrator shall approve, approve subject to conditions, deny, or postpone action 
on the Minor Site Plan: 

(a) Approval: Upon determination that a minor site plan is in compliance with the requirements of this 
Ordinance, and other applicable ordinances and laws, the Planning and Zoning Administrator shall 
approve the minor site plan. A Notice of Action and a stamped copy of the approved site plan shall be 
sent to the applicant. The applicant may apply for Engineering Plan approval, if required.  

(b) Approval subject to Conditions: The Planning and Zoning Administrator may approve a minor site plan 
subject to one (1) or more conditions necessary to address minor modifications to the plan. Such 
conditions may include the need to obtain variances or approvals from other agencies. Upon resubmittal 
of the site plan which satisfies the condition(s), the Zoning Administrator shall approve the minor site 
plan. A Notice of Action and a stamped copy of the approved site plan shall be sent to the applicant. The 
applicant may apply for Engineering Plan approval, if required.  

(c) Postponement: Upon determination by the Planning and Zoning Administrator that a minor site plan is 
not sufficiently complete for action, or needs to be revised to meet Ordinance standards, the Planning 
and Zoning Administrator may postpone action until such time that revised materials can be submitted. 
Revised plans shall be submitted to the Community and Economic Development Department in the 
same manner as the original submittal. The Planning and Zoning Administrator, prior to granting 
approval of a site plan, may request from the applicant any additional graphics or written materials, 
prepared by a qualified person or person(s), to assist in determining the compliance of the site plan.  

(d) Denial: Upon determination by the Planning and Zoning Administrator that a minor site plan does not 
comply with the standards and regulations set forth in this Ordinance, or would require extensive 
revisions to comply with said standards and regulations, the site plan shall be denied. A Notice of Action 
shall be sent to the applicant listing the reasons for such denial. 

D. Major Site Plans. A Major Site Plan shall be forwarded to either the Technical Review Committee or the Planning 
Commission for review and action, based upon the criteria listed below: 

(1) Technical Review Committee: A Major Site Plan shall be reviewed and acted upon by the Technical Review 
Committee for any of the following activities, uses, or developments, except for those uses/projects exempted 
from Site Plan Review in Section 15.04(3)(B) above. 
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(a) All new construction, structural alterations, or substantial changes in use that do not qualify for Minor Site 
Plan review.  

(b) Remodeling or altering an existing structure that increases the building footprint or gross floor area by 
more than twenty percent (20%) or 2,000 square feet. 

(c) Grading, filling, or excavation of a site. 

(d) Any use, or change of use, that requires a change in traffic circulation patterns that impacts 
ingress/egress, parking layout or pedestrian circulation. 

(e) Outdoor storage areas, unless otherwise determined by the Planning and Zoning Administrator. 

(f) The improvement, expansion, extension, or abandonment of any public or private overhead or 
underground utility, utility lines, or easements. 

(g) The establishment, addition or modification of a building or use which results in the need for additional 
parking. 

At the committee's discretion, any site plan may be referred to the Planning Commission for review and 
approval.  

(2) Planning Commission: A Major Site Plan shall be forwarded to the Planning Commission for any of the 
following activities, uses or developments, except those uses/projects exempted from Site Plan Review in 
Section 15.04(3)(B) above. 

(a) Site condominium projects. 

(b) Any residential development with more than fifty (50) units.  

(c) Site plans associated with an approved PUD.  

(d) When abutting single-family residential zoned or used property, any non-residential or mixed-use 
development that involves the construction of a new structure exceeding 7,500 gross square feet of 
space dedicated to non-residential uses, or expansion of an existing structure by more than 5,000 gross 
square feet. 

(e) Any site plan forwarded to the Planning Commission by the Planning and Zoning Administrator or 
Technical Review Committee 

(3) Applicant initiates the Major Site Plan process by submitting the following materials to the Community and 
Economic Development Department: 

(a) One copy of the completed major site plan application form. 

(b) One 24" x 36" copy of the site plan containing all of the information set forth in Section 15.04(4) below.  

(c) Two 11" x 17" copies of the site plan containing all of the information set forth in Section 15.04(4) below. 

(d) One copy of the "Hazardous Substance Reporting Form" and "EGLE Permit Information" checklist. 

(e) One copy of the site plan in digital (PDF) format. 

(f) All applicable fees as established by City Council. 

(4) The Planning and Zoning Administrator reviews the Major Site Plan application and materials for 
completeness. If complete, the Planning and Zoning Administrator places the site plan on the agenda for an 
upcoming Technical Review Committee meeting. If incomplete, the Planning and Zoning Administrator may 
request all necessary items prior to placing the item on the Technical Review Committee agenda.  

(5) The Technical Review Committee reviews and, when authorized, acts upon the site plan application. If 
Planning Commission action is required, the Technical Review Committee provides advisory comments to the 
Planning Commission. If a site plan is referred to the Planning Commission for action, the Planning and 
Zoning Administrator will place the site plan on the agenda for an upcoming Planning Commission meeting 
and notify the applicant of the date, time, and place of the meeting.  
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(6) The Technical Review Committee or Planning Commission, when authorized to act upon a major site plan 
shall approve, approve subject to conditions, deny, or postpone action on the site plan: 

(a) Approval: Upon determination that a major site plan is in compliance with the requirements of this 
Ordinance and other applicable ordinances and laws, the Technical Review Committee or Planning 
Commission shall approve the major site plan. A Notice of Action and a stamped copy of the approved 
site plan shall be sent to the applicant. The applicant shall apply for Engineering Plan approval per 
Section 15.049(3)(E), unless waived by the Technical Review Committee.  

(b) Approval subject to Conditions: The Technical Review Committee or Planning Commission, when 
authorized per Section 15.04(3)(D) may approve a major site plan subject to one (1) or more conditions 
necessary to address minor modifications to the plan. Such conditions may include the need to obtain 
variances or approvals from other agencies. Upon resubmittal of the site plan which satisfies the 
condition(s), the Planning and Zoning Administrator shall approve the major site plan. A Notice of Action 
and a stamped copy of the approved site plan shall be sent to the applicant. The applicant may apply for 
Engineering Plan approval, if required.  

(c) Postponement: Upon determination by the Technical Review Committee or Planning Commission that a 
major site plan is not sufficiently complete for action, or needs to be revised to meet Ordinance 
standards, the Technical Review Committee or Planning Commission may postpone action until such 
time that revised materials can be submitted. Revised plans shall be submitted to the Community and 
Economic Development Department in the same manner as the original submittal and be reviewed at the 
next available Technical Review Committee or Planning Commission meeting. The Technical Review 
Committee or Planning Commission, prior to granting approval of a site plan, may request from the 
applicant any additional graphics or written materials, prepared by a qualified person or person(s), to 
assist in determining the compliance of the site plan.  

(d) Denial: Upon determination by the Technical Review Committee or Planning Commission that a major 
site plan does not comply with the standards and regulations set forth in this Ordinance, or would require 
extensive revisions to comply with said standards and regulations, the site plan shall be denied. A Notice 
of Action shall be sent to the applicant listing the reasons for such denial. 

E. Engineering Plan. At the time of minor or major site plan review, the Planning and Zoning Administrator or 
Technical Review Committee shall determine if the proposed site plan requires the submittal of an Engineering 
Plan. Unless waived by the Technical Review Committee, all Major Site Plans shall require engineering approval. 
Applicants shall only be eligible to apply for Engineering Plan approval following site plan approval. Projects that 
require Engineering Plan approval shall be subject to the following process: 

(1) Applicant initiates engineering plan review process by submitting the following required materials to the 
Community and Economic Development Department: 

(a) One copy of the completed Engineering Plan application form. 

(b) One legible 24" x 36" copy of the engineering plan containing the information required in Section 
15.04(4)(C) below. 

(c) Two 11" x 17" copies of the site plan. 

(d) One copy of the site plan in full size in digital (PDF) format. 

(e) All applicable fees. 

(2) The Planning and Zoning Administrator reviews the Engineering Plan for consistency with the approved minor 
or major site plan. The Planning and Zoning Administrator may request revisions to the Engineering Plan prior 
to forwarding onto the City Engineer. Upon finding that the Engineering Plan is consistent with the approved 
site plan, the Planning and Zoning Administrator forwards the Engineering Plan onto the City Engineer for 
review and action. 

(3) The City Engineer reviews the Engineering Plan for compliance with the following: 

(a) All local, county and state requirements, as may apply to the proposed use, are met. 

(b) All applicable engineering requirements are met. 
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(c) The Engineering Plan remains substantially consistent with the approved site plan. 

(4) The City Engineer shall approve, approve with conditions, deny, or postpone action on the Engineering Plan: 

(a) Approval: Upon determination that an Engineering Plan is in compliance with the requirements of this 
Ordinance, and other applicable ordinances and laws, the City Engineer shall approve the Engineering 
Plan. A Notice of Action and a stamped copy of the Engineering Plan shall be sent to the applicant.  

(b) Approval subject to Conditions: The City Engineer may approve an Engineering Plan subject to one (1) 
or more conditions necessary to address minor modifications to the plan. Such conditions may include 
the need to obtain variances or approvals from other agencies. Upon resubmittal of the Engineering Plan 
which satisfies the conditions, the City Engineer shall approve the Engineering Plan. A Notice of Action 
and a stamped copy of the approved Engineering Plan shall be sent to the applicant.  

(c) Postponement: Upon determination by the City Engineer that an Engineering Plan is not sufficiently 
complete for action, or needs to be revised to meet Ordinance standards, the City Engineer may 
postpone action until such time that revised materials can be submitted. Revised plans shall be 
submitted to the Community and Economic Development Department in the same manner as the original 
submittal, and be forwarded to the City Engineer for re-review.  

(d) Denial: Upon determination by the City Engineer that an Engineering Plan does not comply with the 
standards and regulations set forth in this Ordinance, or would require extensive revisions to comply with 
said standards and regulations, the Engineering Plan shall be denied. A Notice of Action shall be sent to 
the applicant listing the reasons for such denial.  
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4. Submittal Requirements. Applications for minor and major site plan review and engineering plan review shall be made 
on forms available at the Community and Economic Development Department. 

A. Minor Site Plan Submittal. The following information shall be required on all minor site plans: 

(1) Project address, names, north arrow, zoning designation 

(2) Property lines and dimensions 

(3) All existing and proposed: 

(a) Buildings/Building Additions (including setback and area dimensions) 

(b) Parking areas and drive aisles (including dimensions) 

(c) Driveways 

(d) Loading areas 

(e) Sidewalks 

(f) Rights-of-way/easements 

(g) Bicycle rack(s) 

(h) Trash receptacles/enclosures  

(i) Landscaping 

(j) Walls/fences 

(k) Exterior lighting 

(l) Stormwater facilities 

(m) Ground signage 

(4) Any other items deemed necessary by the Planning and Zoning Administrator to illustrate compliance with the 
standards of this Zoning Ordinance. 

The Planning and Zoning Administrator may waive particular minor site plan submittal items upon a 
determination that such items are not necessary to deem compliance with Zoning Ordinance standards. 

B. Major Site Plan Submittal. The following information shall be required on all major site plans: 

(1) Title block with name of proposed development, and the name, address and phone number of the property 
owner, developer and architect/engineer. All sheets of the plan shall bear a stamped, countersigned seal of 
the registered professional who prepared the plan.  

(2) Location map showing the proposed site location, zoning classifications and major roads.  

(3) The site plan shall be drawn to scale not less than one-inch equals 50 feet.  

(4) Date, north arrow, and scale.  

(5) Property identification number(s) and the dimensions of all lot and property lines, showing the relationship of 
the subject property to abutting properties.  

(6) Location of all existing and proposed structures, uses, number of stories, gross building area, required and 
proposed setback lines, and distances between structures on the subject property.  

(7) Demolition Plan.  

(8) The percentage of land area devoted to building, paved, and open space.  

(9) All existing and proposed structures, roadways, drives, landscaping, trees, parking areas, and pedestrian 
paths within 50 feet of the subject property lines.  
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(10) Number of parking spaces and location of loading areas and handicap parking spaces and access routes on 
the subject property. The total number of parking and loading/unloading spaces to be provided and the 
method by which the required parking was calculated shall be noted. The dimensions of proposed parking 
spaces and maneuvering lanes shall also be provided. 

(11) Location and height of all walls, fences, and landscaping, including a landscaping plan.  

(12) Location and widths of all abutting streets, existing and proposed rights-of-way, easements, and pavement.  

(13) Type of existing and proposed surfacing of all drives, parking areas, loading areas and roads.  

(14) Elevations (front, sides, and rear views) of all sides of the building(s), including types of facing materials to be 
used on structures.  

(15) A floor plan drawing showing the specific use areas of all existing and proposed buildings on-site.  

(16) Density calculations (for multiple family projects).  

(17) Principal and accessory buildings.  

(18) Designation of units by type of buildings.  

(19) Sidewalks and pedestrian or bicycle paths. 

(20) Bicycle rack location(s) and details 

(21) Exterior lighting locations, type of fixtures, and methods of shielding from projecting onto adjoining properties. 
Details of all lighting fixtures shall be provided. For new parking lots and vehicle canopies a photometric plan 
shall be provided, demonstrating conformance with section 10.512.  

(22) Trash receptacle and transformer locations and method of screening, including details 

(23) Drive or street approaches including acceleration, deceleration and passing lanes, where appropriate.  

(24) All utilities located on or serving the site, including sizes of water and sewer lines, wells, proposed hydrants, 
and proposed fire suppression line into building. Proposed sanitary leads and sanitary sewers must also be 
shown, as applicable.  

(25) Designation of fire lanes.  

(26) Location, size and types of all proposed signs.  

(27) Preliminary storm system layout and flow arrows demonstrating that storm flow connections and disposal 
methods are feasible.  

(28) Typical existing and proposed cross-sections for streets, roads, alleys, parking lots, etc., as applicable, 
including right-of-way.  

(29) Existing and proposed ground contours at intervals of two feet, or spot elevations sufficient to review the 
proposed grading and drainage plan, as determined by the city's consulting engineer.  

(30) Location of all tree stands and measures to be taken to protect existing on-site trees not proposed for removal 
as part of the development.  

(31) Landscape plan showing species, spacing, and size of each tree and plant material and ground cover.  

(32) The applicant for site plan review shall complete and submit the "Hazardous Substances Reporting Form for 
Site Plan Review" and the "Environmental Permits Checklist" at the time of application for site plan review 
(forms provided by city).  

(33) The city may require a listing of the type and quantity of all hazardous substances and polluting materials 
which will be used, generated, produced or stored on the site.  

(34) The site plan shall detail the location of the following:  

(a) Public or private wells on-site and on adjacent sites.  
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(b) Septic systems and other wastewater treatment systems, including the location of all sub-components of 
the system.  

(c) Interior and exterior areas to be used for the storage, use, loading, recycling, production or disposal of 
any hazardous substances and polluting materials.  

(d) Existing and proposed underground and above-ground storage tanks and the material stored therein.  

(e) Exterior and interior drains, dry wells, catch basins, retention/detention areas, sumps, and other facilities 
designed or intended to collect, store, or transport stormwater or wastewater. The point of discharge for 
all drains and pipes shall be specified on the site plan.  

(f) Wetlands, watercourses, and drains.  

(g) Soil characteristics of the parcel, at least to the detail provided by the U.S. Soil Conservation Service—
Soil Survey.  

(h) Areas on the site which are known or suspected to be contaminated, along with a report on the nature of 
the contamination and the status of clean-up efforts, if applicable.  

(35) A receipt of submission to all applicable reviewing jurisdictions, such as county, state, or federal agencies. 

The Planning and Zoning Administrator and/or Technical Review Committee may waive particular major site 
plan submittal items upon a determination that such items are not necessary to deem compliance with Zoning 
Ordinance standards. 

C. Engineering Plan Submittal. The following information shall be required on all Engineering Plans: 

(1) All information required for Major Site Plans, per Section 15.04(4)(B), above. 

(2) Boundary survey prepared by a Michigan Professional Surveyor. 

(3) Topographic survey including information 100 feet off-site. All elevations must be measured in relationship to 
U.S.G.S. datum and one site benchmark is required (two site benchmarks are required for any site larger than 
one acre). 

(4) Demolition plan showing all structures to be removed and method of disposal. 

(5) Site grading plan showing all proposed elevations with the purpose of containing all stormwater runoff on site. 
The grading of the subject site must not interfere with natural drainage of adjacent sites. 

(6) Utility plan showing the layout and necessary details for the installation of water, sanitary, and storm systems. 
Profiles are required for all public utilities. 

5. Site Plan Review Criteria. The approving body shall consider and require compliance with the following:  

A. All application and site plan review submittal criteria have been met.  

B. The site plan is in full conformance with all applicable Zoning Ordinance requirements.  

C. The location of development features, including principal and accessory buildings, open spaces, parking areas, 
driveways, and sidewalks minimize possible adverse effects on adjacent properties and promote pedestrian and 
vehicular traffic safety.  

D. On-site and off-site circulation of both vehicular, non-motorized and pedestrian traffic will achieve both safety and 
convenience of persons and vehicles using the site, including emergency vehicle access.  

E. Landscaping, earth berms, fencing, signs, and obscuring walls are of such a design and location that the proposed 
development's impact on existing and future uses in the immediate area and vicinity and on residents and 
occupants is minimized and harmonious.  

F. Utility service, including proposed water, sanitary sewer and the development and the recommendation of the city's 
consulting engineer. Approvals required from any state or county department having jurisdiction, such as the 
department of health, drain commission or road commission, are a prerequisite or condition to approval.  
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G. Notwithstanding any other provisions of this Ordinance, the city may require as a condition of site plan approval, 
landscaping, berms, fencing, walls, drives or other appurtenances as necessary to promote the health, safety, and 
welfare of the community and achieve compliance with the standards of this Ordinance.  

H. Groundwater and Surface Water Protection Standards. 

(1) General. 

(a) The project shall be designed to protect the natural environment, including wetlands, surface water and 
groundwater, and to insure the absence of an impairment, pollution, and/or destruction of the air, water, 
or other natural resources.  

(b) Stormwater management and drainage facilities shall be designed to retain the natural retention and 
storage capacity of any wetland, water body, or watercourse, and shall not increase flooding or the 
potential for pollution of surface water or groundwater, on-site or off-site.  

(c) Floor drains shall be connected to a public sanitary sewer system, an on-site holding tank without an 
outlet, or a system authorized by a state groundwater discharge permit.  

(d) Sites shall be designed to prevent spills and discharges of hazardous substances and polluting materials 
to the air, surface of the ground, groundwater, or surface water.  

(e) State and federal agency requirements for storage, spill prevention, record-keeping, emergency 
response, transport and disposal of hazardous substances and polluting materials shall be met. No 
discharges to surface water or groundwater, whether direct or indirect, shall be allowed without required 
permits and approvals.  

(f) In determining compliance with the standards in this Ordinance, the city may utilize appropriate and 
applicable reference standards regarding best management practices for groundwater protection.  

(2) Above-Ground Storage and Use Areas for Hazardous Substances and Polluting Materials. 

(a) Secondary containment of hazardous substances and polluting materials shall be provided. Secondary 
containment shall be sufficient to store the substance for the maximum anticipated period of time 
necessary for the recovery of any released substance.  

(b) Outdoor storage of hazardous substances and polluting materials shall be prohibited except in product-
tight containers that are protected from weather, leakage and vandalism.  

(c) Secondary containment structures shall not have floor drains or other outlets, except as necessary for 
connection to pumping trucks for removal of spilled product.  

(d) Areas and facilities for loading, handling, production, use or disposal of hazardous substances and 
polluting materials shall be designed and constructed to prevent discharge or run-off to floor drains, 
wetlands, surface water, groundwater or soils.  

(3) Underground Storage Tanks for the Storage of Hazardous Substances and Polluting Materials. 

(a) Existing and proposed underground storage tanks shall be registered with the authorized state or federal 
agency in accordance with applicable state and federal law.  

(b) Installation, operation, maintenance, closure, and removal of underground storage tanks shall be in 
accordance with requirements of the authorized agencies. Leak detection, corrosion protection, spill 
prevention, and secondary containment requirements shall be met.  

(c) Out-of-service or abandoned underground tanks shall be emptied and removed from the ground in 
accordance with requirements of the authorized state and federal agencies.  

(4) Sites with Contaminated Soils and/or Groundwater. 

(a) Site plans shall detail the nature of location and extent of any contaminated soils or groundwater on the 
site.  
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(b) Written verification from authorized state agencies shall be provided as a part of site plan review 
application that indicates their approval of the proposed use or activity in relation to the contamination 
on-site and clean-up efforts underway or anticipated.  

6. Site Plan Validity, Expiration, and Extensions. 

A. Expiration of Site Plan Approval. The approval of any minor or major site plan under the provisions of this 
Ordinance shall expire and be void one year after the date of such approval unless an extension is approved as 
noted below. A minor or major site plan that has been submitted for Engineering plan review shall not be deemed 
expired, unless said engineering plan has expired. 

B. Expiration of Final Engineering Plan Approval Expiration. Approval of any engineering plan under the 
provisions of the Ordinance shall expire and be void one year after the date of such approval unless actual physical 
construction of a substantial nature of the improvements included in the approved site plan has commenced and 
proceeded meaningfully toward completion during that period , and if a written request for extension of the approval 
has been submitted by the applicant as noted below. Upon expiration of an engineering plan, all site plan approvals 
shall expire.  

C. Extension of Site Plan and Engineering Approval. The site plan validity time limit set forth in Section 15.046)(A) 
above, may be extended subject to all of the following:  

(1) All applicable fees and bonds are paid.  

(2) The applicant shall request an extension in writing, at least 30 days prior to the expiration of the approval 
period and shall demonstrate that construction of the project has been delayed by factors beyond the 
reasonable control of the applicant and that construction of the project is likely to proceed within the extension 
period.  

(3) The approved plan to be extended shall comply with all current site plan criteria and current ordinances, laws, 
codes and regulations.  

(4) There shall be no pending Zoning Ordinance amendment which would substantially change the requirements 
of the approved plan; In such instance, the applicant should submit a revised site plan.  

(5) The Planning and Zoning Administrator may grant the first extension for up to six months. Any subsequent 
extensions would require approval of the original approving body. No more than a total of three six-month 
extensions shall be granted.  

D. Approval and Issuance of Building Permits. 

(1) Building permits shall not be issued until site plan approval has been granted by the Technical Review 
Committee, planning commission (if applicable) and the city engineering consultant has approved the final 
engineering plans for the site, if required.  

E. Amendments of Approved Site Plans. An approved site plan for a project which has not yet been completed may 
be amended by written application. Where the Planning and Zoning Administrator deems an amendment to be 
minor in scale, the Planning and Zoning Administrator may review and act upon the proposed amendment. Major 
changes, as determined by the Planning and Zoning Administrator, shall proceed to the body or board responsible 
for original site plan approval and shall satisfy all the substantive and procedural requirements for minor or major 
site plans. For purposes of interpretation, the following shall be considered minor changes:  

(1) The size of approved principal or accessory structures may be reduced or increased by up to five percent 
provided the overall density of units, where applicable, does not increase. One accessory structure may be 
added, provided that it is no greater than 250 sq. ft. in area.  

(2) Movement of a building or buildings by no more than ten (10) feet which does not significantly alter other 
aspects of the site.  

(3) Plantings approved in the landscape plan may be replaced by similar types and sizes of landscaping which 
provides a similar screening effect on a one-to-one or greater basis.  

(4) Minor improvements to site access or circulation, such as deceleration lanes, boulevards, curbing, 
pedestrian/bicycle paths, etc.  
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(5) Changes of building materials to another of similar or higher quality, as determined by the Community and 
Economic Development Department.  

(6) Changes in floor plans which do not alter the character of the use.  

(7) Slight modification of sign placement or reduction of size.  

(8) Changes required or requested by the city, county, state, or federal agency for safety reasons.  

(9) Situations similar to the above, as determined by the Planning and Zoning Administrator.  

F. Conformity with Approved Site Plan Required. Sites shall be built in conformance with approved site plans. 
Where modified by subsequent amendment or Zoning Board of Appeals action, approved site plans shall be 
modified to reflect said action. Maintenance of the property in conformance with the approved site and landscaping 
plan(s) shall be a continuing obligation of the owner.  

G. Inspections. The Planning and Zoning Administrator shall be responsible or inspecting all improvements for 
conformance with the approved site plan and all zoning regulations. All other improvements shall be inspected by 
the appropriate department, inspector, or an agency as needed. The Planning and Zoning Administrator may obtain 
inspection assistance from other City departments, as needed. Per Section 15.03, Certificates of Occupancy shall 
not be issued until all open site plan inspections have been completed and approved in accordance with this 
Section. 

H. Appeals to Site Plan Decisions. Any person aggrieved by the decision of the Planning and Zoning Administrator, 
Technical Review Committee, or Planning Commission relating to their action on a site plan or denial of a site plan 
approval shall have the right to appeal the decision to the Zoning Board of Appeals in accordance with Section 
15.06.  

I. Accuracy of Information. The applicant for site plan approval shall be responsible for the accuracy and 
completeness of all information provided on the site plan.  

J. Revocation of Site Plan Approval. The body which approved the original site plan may, upon hearing, revoke 
approval of a site plan if it is determined that any information on the approved site plan is erroneous. Upon 
revocation, work on the affected part of the development, or on the entire development, as determined by the 
reviewing body, shall cease. The reviewing body may direct the Community and Economic Development 
Department to issue a stop work order to enforce its determination. Upon revocation, the reviewing body may 
require the applicant to amend the site plan in a manner appropriate to reflect the corrected information. Any work 
so suspended shall not be resumed until an amended site plan is approved by the reviewing body .  

7. Site Plan Guarantee. 

A. Prior to the issuance of any building permit for any project or development which requires major site plan review, or 
any site deemed necessary by the Planning and Zoning Administrator under this Ordinance, the applicant for same 
shall provide a site plan completion guarantee deposit to the city. Said deposit shall guarantee completion of all site 
improvements shown on the approved site plan and, if required, engineering plan. For the purpose of this section, 
completion shall mean inspection by the appropriate city officials and approval for compliance with the approved 
site plan and, if required, engineering plan, not less than six months after the last occupancy certificate has been 
issued.  

B. Site improvements shall mean, but shall not be limited to, drives and streets, curbs and gutters, sidewalks, water 
and sanitary sewer systems, drainage facilities and retention/detention basins, final grading and swales, retaining 
walls, landscaping and parking lots.  

C. The amount of the guarantee shall be as established from time to time by city council resolution.  

D. In the event the applicant fails to correct any deficiencies within 30 days of written notice from the city, the city shall 
have the authority to use the guarantee to complete the site improvements, or repairs to said improvements, within 
a period of nine months following the issuance of the last Certificate of Occupancy unless good cause can be 
shown by the applicant for the delay in completion. The city may, at its sole discretion, agree in writing to a specific 
extension of the nine-month period. The city may use the completion guarantee to hire sub-contractors to complete 
work, fund inspections and for the administration of the required work including legal fees.  
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E. The guarantee or portion thereof, shall be promptly released upon the inspection and approval of all improvements 
in compliance with the approved final site plan or conditional use permit and all applicable city standards and 
specifications. Portions of the guarantee may be released, in not more than three installments, provided:  

(1) The project or approved phase of a project has been completed for six months and the improvements for 
which the release is requested have been inspected and approved in accordance with the above standards, 
and the remaining balance is sufficient to cover the remaining improvements, including administrative and 
contingency expenses.  

(2) The guarantee shall not be reduced below the minimum amount required above.   

F. Types of Completion Guarantees. The applicant may provide a guarantee in the form of a cash deposit, certified 
check, surety bond or letter of credit in a form acceptable to the city. Surety bonds and letters of credit shall be valid 
for a period of one year past the anticipated request for the last Certificate of Occupancy for the entire project and, if 
required, shall be renewed by the applicant not less than 30 days prior to expiration.  

Section 15.05 Special Land Use Review 

1. Purpose. The purpose of this section shall be to:  

A. Require Special Land Use approval for certain uses in all zoning districts that are listed as Special Land Uses.  

B. Establish review procedures for all Special Land Uses.  

C. Establish review standards for all Special Land Uses.  

D. Establish the Planning Commission as the advisory board and City Council as the final review and approval 
authority for Special Land Uses.  

E. Establish authority to impose conditions upon Special Land Uses.  

2. Submission and Review Process. All Special Land Uses in all zoning districts shall be reviewed in accordance with the 
following procedures: 

A. Applicant may request a preliminary meeting with Community and Economic Development Department staff to 
discuss the proposal, design elements, ordinance requirements, etc. The applicant may further request a 
preliminary discussion at the Planning Commission for informal input. The city's comments during a pre-application 
conference shall be advisory in nature only. 

B. Applicant submits application, fee, two (2) copies of the proposed conceptual site plan, and a digital version of the 
conceptual site plan, to the Community and Economic Development Department (site plan must be reduced to 11″ 
x 17″). A separate site plan application is not required at the time of special land use review. A conceptual site plan 
shall include at a minimum: 

(1) Location map showing the proposed site location, zoning classifications and major roads.  

(2) Property identification number(s) and the dimensions of all lot and property lines, showing the relationship of 
the subject property to abutting properties.  

(3) Location of all existing and proposed structures, uses, number of stories, gross building area, required and 
proposed setback lines, and distances between structures on the subject property.  

(4) The percentage of land area devoted to building, paved, and open space.  

(5) All existing and proposed structures, roadways, drives, landscaping, trees, parking areas, and pedestrian 
paths. 

(6) Number of parking spaces and location of loading areas and handicap parking spaces and access routes on 
the subject property.  

(7) Location and height of all walls, fences, and landscaping, including a conceptual landscaping plan.  

(8) Location and widths of all abutting streets, existing and proposed rights-of-way, easements, and pavement.  
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MEMORANDUM 

Date: July 3rd, 2025 

To: City of Madison Heights Planning Commission [July 15th Meeting] 

From: Matt Lonnerstater, AICP – City Planner 

Subject: Update on City-Initiated Rezoning of Qualified Properties [Religious Institutions] 

At their June 17th, 2025 meeting, the Planning Commission directed staff to formally initiate the 
proactive rezoning of certain qualified properties currently improved with religious institutions. 
These rezonings, if approved, aim to better-align the zoning of these properties with existing land 
use patterns, the City’s Master Plan, and adjacent transportation systems. Further, this rezoning 
process will have the effect of increasing building expansion and development potential while 
simultaneously ensuring that all existing uses remain conforming to Ordinance standards. 

As directed by the Planning Commission, the following properties will be included in the formal 
rezoning process. Please also refer to the attached map.  

Map # Address Current Tenant Current Zoning Proposed 
Zoning 

1 555 E. 13 Mile Rd. MH Church of Nazarene R-1 R-MN

2 1434 E. 13 Mile Rd. St. Patrick Episcopal 
Church 

R-2 R-MF

3 30801 Dequindre Rd. Arabic Evangelical 
Alliance Church 

R-2 MUI-2 

4 1042 E. 12 Mile Rd. Gospel Life Church R-3 R-MN

5 500 W. Gardenia Ave. Korean First Central 
United Church 

R-3 R-MN

6 30728 John R Rd. Vacant (Previously Red 
Oaks Church) 

B-1, R-2 (split-
zoned)

B-1 (eliminate
split-zoning)

The formal public hearing will be tentatively scheduled for the August 19th Planning Commission 
meeting. Staff has sent out the attached informational letter and public response form to the 
property owners and tenants of these qualified properties. Planning staff will also be holding a 
drop-in-style office hours event on Friday, July 18th from 1-2:30 p.m. in the Executive Conference 
Room at City Hall to allow property owners and tenants to find out more information and ask any 
additional questions they may have. Impacted property owners and adjacent property owners 
will also receive the required public hearing notice for the August 19th Planning Commission 
meeting.  
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City of Madison Heights 

 

Department of Public Services 
801 Ajax Drive 
Madison Heights, MI 48071 

Fire Department 
31313 Brush Street 
Madison Heights, MI 48071 

 

Police Department 
280 W. Thirteen Mile Road 
Madison Heights, MI 48071 

 www.madison-heights.org 

City Hall Municipal Offices 
300 W. Thirteen Mile Road 
Madison Heights, MI 48071 

 

July 3rd, 2025 

 
 

RE: City-Initiated Rezonings for Certain Qualified Properties 

 
 

Dear property owner and/or current tenant:  

 

The City of Madison Heights is initiating a proactive rezoning of certain qualified properties to 

the R-MN (Residential Mixed-Neighborhood), R-MF (Residential Multi-Family), MUI-2 (Mixed-

Use Innovation 2), or B-1 (Neighborhood Business) district. These rezonings, if approved, aim to 

better-align the zoning of these properties with existing land use patterns, the City’s Master Plan, 

and adjacent transportation systems. Further, this rezoning process will have the effect of 

increasing building expansion and development potential while simultaneously ensuring that all 

existing uses remain conforming to Ordinance standards. Properties included in this proactive 

rezoning process share the following characteristics: 

 

• Currently zoned One-Family Residential (R-1, R-2, or R-3). 

• Located on a moderate to high-traffic street identified as either an “arterial” or “collector” 

street in the Madison Heights Master Plan. 

• Currently improved with a religious institution, private club, or lodge.  
 

If you received this letter, then you are the registered owner and/or current tenant of a qualified 

property that is scheduled to be included in this rezoning process. This rezoning process will not 

negatively impact your ability to continue to operate or expand your current use.  

 

Background 
 

Madison Heights adopted a new Zoning Ordinance in 2024 which replaced an outdated ordinance 

that had been in effect for nearly fifty years. The previous Zoning Ordinance (pre-2024) only 

permitted religious institutions such as churches, synagogues, mosques, temples, etc. in the one-

family residential and office zoning districts. The new Zoning Ordinance permits religious 

institutions, private clubs, and lodges in a greater number of zoning districts including, in some 

capacity, residential, office, business, and mixed-use districts. While several properties improved 

with religious institutions or clubs were rezoned as part of the 2024 Zoning Ordinance adoption, 

several properties on higher-traffic streets still retain one of the lower-density one-family 

residential zoning designations; these zoning designations are out of character with the street 

system and nearby land use and development patterns and potentially jeopardize opportunities for 

future expansion projects or redevelopment.   
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City-Initiated Rezoning for Certain Qualified Properties 
July 3rd, 2025 

Page 2 of 3 

 

Qualifying Properties 
 

At their June 17th, 2025 meeting, the Madison Heights Planning Commission identified the 

following properties to include in this rezoning process. (These properties are also highlighted in 

the attached zoning map): 

 

Map # Address Current Tenant Current 

Zoning 

Proposed 

Zoning 

1 555 E. 13 Mile Rd. MH Church of 

Nazarene 

R-1 R-MN 

2 1434 E. 13 Mile Rd. St. Patrick Episcopal 

Church 

R-2 R-MF 

3 30801 Dequindre Rd. Arabic Evangelical 

Alliance Church 

R-2 MUI-2 

4 1042 E. 12 Mile Rd. Gospel Life Church R-3 R-MN 

5 500 W. Gardenia Ave. Korean First Central 

United Church 

R-3 R-MN 

6 30728 John R Rd. Vacant (Previously 

Red Oaks Church) 

B-1, R-2 

(split-zoned) 

B-1 (eliminate 

split-zoning) 

 

Zoning district summaries are provided below: 
 

• R-1/R-2/R-3 (One-Family Residential): Designed to provide for one-family dwelling 

sites and residentially related uses in keeping with the Master Plan of residential 

development in the City of Madison Heights.  
 

• R-MN (Residential Mixed Neighborhood): Designed to promote a variety of housing 

opportunities including single-family attached and detached, townhomes, and two, three 

and four-family dwelling structures and will serve as zones of transition between the higher 

density residential/non-residential districts and lower density single-family districts. The 

R-MN district is further intended to allow for a residential density to support nearby 

businesses and the City Center district.  
 

• R-MF (Residential Multi-Family): Designed to provide sites for multiple-dwelling 

structures which will serve as zones of transition between the non-residential districts and 

lower density single-family districts.  
 

• B-1 (Neighborhood Business): Designed to meet the day-to-day convenience shopping 

and service needs of persons residing in adjacent residential areas. The B-1 district shall 

encourage uses and design that are compatible with, and accessible to, nearby residential 

uses, thus reducing the number of vehicle trips required in these areas. 
 

• MUI-2 (Mixed-Use Innovation 2): Established to promote the redevelopment of moderate 

to larger-scale regional commercial centers into walkable, compact developments featuring 

a cohesive mix of commercial, residential, and recreational land uses. MUI-2 development 

standards are intended to allow for the creation of integrated mixed-use, walkable districts, 

which prioritize pedestrian connectivity over vehicle circulation and parking. The MUI-2 

district is also intended as an alternative format for larger-scale commercial uses than that 

of the Business (B) zoning districts.  
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City-Initiated Rezoning for Certain Qualified Properties 
June 30th, 2025 
 

Page 3 of 3 

 

Response Form and Office Hours 
 

Your opinion on this planned rezoning process is vital. We hope that you will take the time to 

review this letter, including the proposed zoning district information, to understand the city’s goals 

regarding this process. A response form is attached to this letter where we welcome your 

feedback.  
 

City staff will also be holding an open office hours event on Friday, July 18th from 1 – 2:30 p.m. 

in the Executive Conference Room at City Hall, 300 W. 13 Mile Road. This will be an informal, 

drop-in-style event where you can meet with City staff to ask any questions you may have about 

these rezonings.  

 

Public Hearing 
 

Following the office hours event on Friday, July 18th, a formal rezoning application will be 

prepared for a public hearing at the Planning Commission (date to be determined). Following the 

public hearing, the Planning Commission will make a recommendation to City Council for final 

action. As an affected party, you will receive a mailed notice ahead of the scheduled public hearing.  

 

Frequently Asked Questions 
 

• Will this rezoning process negatively impact our ability to continue to operate our religious 

institution/club on the property or the ability to expand in the future? 
 

No! Religious institutions, clubs and lodges will remain a permitted use on your property 

(either “by-right” or a Special Land Use) after rezoning. In fact, this rezoning process aims 

to increase and streamline opportunities to expand your current use or develop new uses 

on the property in the future.  

 

• Will this rezoning directly impact our current property taxes? 
 

No. Property tax is based on current use and improvements on the property, not the zoning 

district or planned future land uses. Any existing property tax exemptions for religious or 

educational nonprofit organizations will remain in place.  

 

• Do I need to take any further action? 
 

No. However, you are invited to provide feedback on the attached response form, attend 

the drop-in office hours event on July 18th, and/or attend the upcoming public hearing at 

the Planning Commission (public hearing mailers with date/time information to be 

mailed separately).  
 

Sincerely, 
 

 

 

Matthew D. Lonnerstater, AICP 

City Planner | City of Madison Heights 

MattLonnerstater@madison-heights.org  

(248) 837-2649 
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City of Madison Heights 

 

Department of Public Services 
801 Ajax Drive 
Madison Heights, MI 48071 

Fire Department 
31313 Brush Street 
Madison Heights, MI 48071 

 

Police Department 
280 W. Thirteen Mile Road 
Madison Heights, MI 48071 

 www.madison-heights.org 

City Hall Municipal Offices 
300 W. Thirteen Mile Road 
Madison Heights, MI 48071 

 

CITY OF MADISON HEIGHTS RESPONSE FORM 

 

The City of Madison Heights is initiating a proactive rezoning of certain qualified properties to the R-MN 

(Residential Mixed-Neighborhood), R-MF (Residential Multi-Family), MUI-2 (Mixed-Use Innovation 2), or B-

1 (Neighborhood Business) district. These rezonings, if approved, aim to better-align the zoning of these 

properties with existing land use patterns, the City’s Master Plan, and adjacent transportation systems. Further, 

this rezoning process will have the effect of increasing building expansion and development potential while 

simultaneously ensuring that all existing uses remain conforming to Ordinance standards.  
 

If you received this letter, then you are the registered owner and/or current tenant of a qualified property that is 

scheduled to be included in this rezoning process. This rezoning process will not impact your ability to continue 

to operate or expand your current use. 
 

You are invited to attend a drop-in style office hours event on Friday, July 18th from 1 – 2:30 p.m. in the 

Executive Conference Room at City Hall, 300 W. 13 Mile Road. You will receive an additional public notice 

mailer for the public hearing to be held at an upcoming Planning Commission meeting (date TBD).   
 

Participants may also choose to submit comments that can be read into the record at the upcoming public hearing. 

To submit a written reply, you may use this form to reply by mail or email. Returning this form has as much 

validity as verbal comments at the public hearing. Unsigned or anonymous comments will not be considered. 

 

Return via email:  MattLonnerstater@madison-heights.org 

 

Return via mail:  Community and Economic Development Department 

   300 W. Thirteen Mile Road 

   Madison Heights, Michigan 48071 

   (248) 837-2649 
 

◻ I SUPPORT  ◻ I OBJECT TO 

THE PLAN TO REZONE MY PROPERTY FOR THE FOLLOWING REASONS: 

________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________ 

Signature:   

Print Name:  

Address:  
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