
CITY OF LINCOLN PARK 
COUNTY OF WAYNE, STATE OF MICHIGAN 

PLANNING COMMISSION MEETING OF APRIL 14, 2021 

A Planning Commission meeting of April 14, 2021, via Zoom for Lincoln Park, Michigan was called 
to order at 7:00 p.m. by Mr. Kissel, Commencing with the Pledge of Allegiance. 

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

 ALSO PRESENT: Elizabeth Gunden, John Meyers, Maureen Tobin, Ken Beck, Charlie Yors, DCC, 
Alex Sturwold, Andy Nevel, Gerry Schsemechoen, Matt Chafaro, Jack Berdan, Beau Tomlinson, 
Gina Vantine, Jose Lonis Martinez, Jason Orchard, Jonathon Seguia, Matt Motz, Lillian Ross 

 

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

 

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

 

OLD BUSINESS 
 

(A) Site Plan Review: 3727 Dix Car Wash 

The applicant proposed to build an automatic automobile wash facility (car wash). The 
property is a 0.91-acre lot that is currently vacant. The site is located on the corner of Dix Highway 
and Emmons Boulevard. There is an existing 6-ft. concrete sidewalk along both Dix Hwy. and Emmons 
Blvd., and the rear (east) side of the property abuts an unpaved alley. The site currently has four 
access points – three along Dix Hwy. and one along Emmons Blvd. The proposed project will result in 
only two access points – one along Emmons Blvd. and one along Dix Highway, to be a shared access 
point with the neighboring Sonic establishment.  
 
Propose that the city of Lincoln Park Planning Commission approve the site plan numbered 
PPC21-0007, PROPSOING A CAR WASH AT 3727 Dix Highway and consisting of the pages and 
revision dates found under ‘Site Plan Documents’ above, based on finding that the proposal 
substantially complies with the requirements of Subsection 1296.01. This approval is 
conditional upon the submittal, within 45 days of the date of this report, of a revised Site Plan 
resolving the items noted above and subject to administrative review and approval.  

 
Discussion 
Moved by: Persinger  
Supported by: Horvath 
Yes: Palmer, Kissel, Horvath, Persinger 



No: 
Abstain: Duprey 
MOTION CARRIED  
 
(B) Public Hearing: 3727 Dix – Car Wash 
Public Hearing opened at 7:34 p.m. 

Seeing no public comment and hearing no public comment. 

Public Hearing closed at 7:35 p.m.  

 
(C) Special Land Use: 3727 Dix – Car Wash 
Public Hearing opened at 7:36 p.m. 
 
The proposed Special Land Use approval would permit an automatic automobile wash facility (car wash) on 
a currently vacant lot. The site is located on the corner of Dix Highway and Emmons Boulevard. The 
proposed use of an automatic automobile wash facility is permitted within the Municipal Business District 
(MBD) after Special Land Use approval under §1278.03 of the Lincoln Park Zoning Code, and subject to 
§1296.02. All 10 Special Land Use Conditions for City Standards have been met.  

 

The proposal is that the Lincoln Park Planning Commission grant Special Land Use Approval for a car wash 
facility at 3727 Dix Highway, as requested in PPC 21-007, based on an affirmative finding of compliance 
with the criteria set forth in Section 1262.08 of the Lincoln Park Zoning Code. 

 

Moved by: Persinger 

Supported by: Duprey 

MOTION CARRIED unanimously 

Public Hearing closed at 7: 37 p.m.  

 
NEW BUSINESS 
(A) Site Plan Review :  2911 Fort – Beauty Salon 

All elements of the site plan shall be designed to take into account the site's topography, the size and 
type of plot, the character of adjoining property, and the traffic operations of adjacent streets. The site 
shall be developed so as not to impede the normal and orderly development or improvement of 
surrounding property for uses permitted in this Zoning Code. The site plan shall conform with all 
requirements of this Zoning Code, including those of the applicable zoning district(s). 
 
The approximately 0.25-acre site is located on Fort Street between Champaign Road and Progress 
Avenue. The site does not have access directly from Fort Street; instead, access is via the alley 
immediately adjacent to the east, which connects Champaign Road and Progress Avenue. The project 
site is part of a larger parcel, which includes the existing business to the south and a shared parking lot. 
 
Proposed that the City of Lincoln Park Planning Commission approves the site plan numbered PPC 20-
005, proposing a beauty salon at 2911 Fort Street and consisting of the pages and revision dates found 
under ‘Site Plan Documents’ above, based on the finding that the proposal substantially complies with 
the requirements of §1296.01. This approval is conditional upon the submittal, within 45 days of the 



date of this report, of a revised Site Plan resolving the items noted above and subject to administrative 
review and approval. 
 
Discussion.  

 
Moved by: Horvath 

Supported by: Duprey 

MOTION CARRIED unanimously 
 
POLICY REVIEW AND DISCUSSION 
A. ZONING TEXT AMENDMENT – ONLINE RETAIL 
The City of Lincoln Park is increasingly getting requests for “online retail” uses, typically referring to the 
use of an existing commercial building for the storage of products to be sold online, often with 
accompanying office space. “Online retail” is non-customer-facing, which is inherently different than 
retail in traditional customer-facing commercial districts. The Zoning Ordinance does not currently have 
a definition for an “online retail” use; however, due to the changing retail realities of increased online 
shopping, exacerbated by the Covid-19 pandemic, it has become apparent that this use should be 
considered for incorporation into the Zoning Ordinance. Below are some possible solutions for 
incorporating online-retail-type uses, accompanied by discussion questions, as well as preliminary 
recommendations for how to incorporate the use into the Zoning Ordinance. 
 
The current definition of a Retail Store specifies that the sale of goods is customer-facing: “Any building 
or structure in which goods, wares, or merchandise are sold to the consumer for direct consumption 
and not for resale.” Below are two possible definitions for an “online retail” use and an “online retail 
establishment” that could be added to the list of permitted uses in certain zoning districts:  
 
 Online Retail: Retail or wholesale sales where the transaction originates on and is completed on the 
Internet via an individual website or a third-party marketplace. These transactions may include 
taking orders, closing sales, making purchases, providing customer service, processing and 
packaging orders, and other similar activities that serve the business’s overall purpose. 
 
Online Retail Establishment: A building that may contain goods which are warehoused, distributed, 
and/or retailed at the same location. Products may be purchased in-person onsite or online via the 
Internet. (Could also be called “online retail and warehouse establishment”).  
 
The “Makerspace” district is still evolving and perhaps make more sense to 
incorporate at a later date. The Development Team recommended bringing this concept to the Planning 
Commission, discussing the possible solutions, and then proceeding forward with Commission input. 
 
Discussion. 
 
Tabled for further discussion on the next agenda.  

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

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

REPORTS FROM DEPARTMENTS AND OTHER BOARDS AND COMMISSIONS 

 
PUBLIC COMMENTS 



Lillian Ross brought up that the Heritage Museum is doing 100-year anniversary centennial brick 
contribution where you can place an order, and they’ll be mounted at the museum.  She also 
brought up a question asking whether a flat roof or a pitched roof is acceptable and why.  
 

COMMENTS FROM PLANNING COMMISSIONERS 

Planning Commissioner Persinger was asking what is going in at the Old Cee Em Bar and was told a 
Mexican restaurant.  

ADJOURNMENT 
Moved by: Persinger to adjourn 
Supported by: Duprey 

MOTION CARRIED unanimously 

Meeting adjourned at 8:31 p.m.  
       MICHAEL HORVATH, Secretary 
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