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DATE: May 26, 2016 
 
TO: Planning Commission 
 
FROM: Planning Division 
 
SUBJECT: Special Land Use & Site Plan (SP 16-06-14) to establish medical office and 

retail store within existing building (Women’s Excellence Medi-Spa & Nutrition 
Store) and construct second story for two dwelling units at 32604-32686 
Woodward Ave. (parcel nos. 25-06-129-001 & 25-06-129-002) 
Chajonkim, LLC, Petitioner & Owner 
Krieger-Klatt Architects, Inc., Architect 

 
 
1. Zoning Map & Aerial Photograph 

 

  
 

2. Zoning Ordinance Provisions 
 
ARTICLE IV Zone Regulations & General Provisions – § 770-41 General Business, (B) 
Permitted Uses, and (C) Special Land Uses: Medical offices and retail stores are permitted 
uses in the General Business zoning district under subparagraph (B)(1) of § 770-41. 
Dwelling units above any permitted use other than off-street parking are a special land use 
under subparagraph (C)(10) of that same section. 
 

3. Compatibility with Master Plan 
 
The planned future use for the property is designated as “General Commercial” on the 
Future Land Use map of the city’s Master Plan. Areas planned as General Commercial are 
intended to provide suitable locations for commercial establishments typically developed 
along major roads that rely on a market area larger than that of the city. This designation is 
meant to include uses such as large supermarkets, shopping centers, and automobile 
dealerships. Most properties along the Woodward Avenue corridor are designated as 
General Commercial. 
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4. Previous Actions 
 
SP 15-01-02 – 4129 Buckingham Rd.: On January 13, 2015, the Planning Commission 
recommended approval of a special land use permit and site plan by the City Commission to 
construct a residential accessory off-street parking lot at 4129 Buckingham Road (parcel no. 
25-06-129-006). The special land use permit and site plan were approved by the City 
Commission on February 2, 2015. 
 

5. Other Findings 
 
A. Location & Site Characteristics. The site is located at the southeast corner of Woodward 

Avenue and Buckingham Road and consists of two separate parcels (25-06-129-001 
and 25-06-129-002). Together both parcels have a total lot width and frontage along 
Woodward Avenue of 85 feet, a lot depth and frontage along Buckingham Road of 120 
feet, and 10,200 square feet of lot area. A public alley with a width of 20 feet runs along 
the northeast rear lot line. There is a three-unit, one-story building across both parcels 
that was previously occupied by various commercial uses. 

 

The site also includes a former residential lot on the south side of Buckingham Road at 
the northwest corner of the public alley (4129 Buckingham Road). A special land use 
permit and site plan were approved in 2015 to develop this property into a residential 
accessory off-street parking lot for the existing commercial building at 32604 and 32686 
Woodward Avenue. 
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B. Proposed Uses & Construction. The petitioner proposes to construct a second story 
addition onto the existing commercial building. The upper level would be developed into 
two residential dwelling units. The ground level would be divided into two separate lease 
spaces, one for a medical office (Women’s Excellence Medi-Spa), and the other for an 
undetermined retail store. The previously-approved residential accessory off-street 
parking lot at 4129 Buckingham Road would be completed and used to meet required 
off-street parking for the expanded building. 

While medical offices and retail stores are permitted uses in the General Business 
zoning district, dwelling units on an upper floor above other permitted uses require a 
special land use permit from the Planning Commission. 

C. Vehicular Access. All access to the accessory parking lot would be from the public alley. 
No direct vehicular access would be provided from Buckingham Road or Woodward 
Avenue. The curbed island at the southeast corner of Woodward Avenue and 
Buckingham Road would be reconfigured, rebuilt, and landscaped in a manner similar to 
the other developments along Woodward Avenue in accordance with the required 
standards of the Engineering Division and MDOT. 

D. Off-Street Parking. As calculated by staff the proposed uses would need 32 off-street 
parking spaces to meet the minimum required amount under § 770-107 of the Zoning 
Ordinance. The site plan for the residential accessory parking lot provides 32 off-street 
parking spaces. The usable floor area and minimum required amount of off-street 
parking for the proposed uses as calculated by the Planning Division are as follows: 

 Gross Floor  Usable Floor  Dwelling  Required 
 Use  Area  Area  Units  # Per  Spaces 
Retail 2,948          2,491             -          250          11            
Medical Office 4,083          3,390             -          200          17            
Dwelling Units -              -                 2             2              4              
Total Parking Required 32            
Existing Parking Spaces 32            
Surplus / (Deficiency) -           

The petitioner has not provided a detailed floor plan for the retail area. The usable floor 
area used in our calculations is based on a previous floor plan from the petitioner where 
most of that space was to be another medical office. Using that space for a medical 
office would have required a variance from the Zoning Board of Appeals for the minimum 
required amount of off-street parking. The petitioner proposed to use the area for retail 
sales instead to avoid the need for a variance. 

The retail area will need to contain the same amount or less of usable floor area. If a 
detailed floor plan is submitted that contains more usable floor area, as calculated by 
staff, then a variance from the Zoning Board of Appeals for the minimum required 
amount of off-street parking may be necessary. Other uses could be proposed for the 
retail area after construction (i.e., dine-in or carry-out restaurants, convenience stores, 
professional or medical offices, etc.) that could also require a variance. 

E. Parking in Right-of-Way. Nine on-street parking spaces are shown on the site plan within 
the Woodward Avenue and Buckingham Road rights-of-way that comply with 
dimensions for angled and parallel parking required in § 770-109 (F). Six angled spaces 
are shown within the Woodward Avenue right-of-way at the front of the building while 
three parallel spaces are shown on Buckingham Road on the north side of the building. 
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F. Loading & Refuse Disposal. The retail area would be located in the front of the building 
with frontage along Woodward Avenue. The medical office would be at the rear of the 
building with frontage only along the public alley. The retail area would have no direct 
access to the public alley. The petitioner will need to provide an acceptable means of 
access from the retail area to the public alley for loading, unloading, and waste disposal. 
Those activities are not allowed from Woodard Avenue or Buckingham Road. 

G. Landscaping & Screening. No additional landscaping or screening is proposed other 
than what was approved previously for the residential accessory parking lot at 4129 
Buckingham Road. The landscaping plan provided for the accessory parking lot is 
identical to the one approved in 2015. 

H. Signage. Wall signs are proposed on the front building façade along Woodward Avenue 
for both the retail area and the medical office. However, the medical office has no 
frontage on or access to Woodward Avenue. These signs may therefore require 
variances from Sign Ordinance standards. 

I. Result of Approval. If the petitioner’s request for a special land use permit is approved 
then site plan review may proceed. 

6. Recommendations 
 
The Planning Commission, at its discretion, may grant special land use permits. Following 
the required public hearing, the Commission may approve, approve with conditions, or deny 
a special land use permit. The basis for the Planning Commission’s decision in the case of a 
special land use request is found in §770-11, Basis of Determination, which reads as 
follows: 
 

The Planning Commission shall review the proposed special land use in terms of the standards stated 
within this Ordinance and shall establish that such use and the proposed location: 
 
(a) Will be harmonious and in accordance with the general objectives or any specific objectives of the 

Master Plan. 
(b) Will be designed, constructed, operated, and maintained so as to be harmonious and appropriate in 

appearance with the existing or intended character of the general vicinity and will not change the 
essential character of the area. 

(c) Will not be hazardous or disturbing to existing uses or uses reasonably anticipated in the future. 
(d) Will be an improvement in relation to property in the immediate vicinity and to the City as a whole. 
(e) Will be served adequately by essential public services and facilities or that the persons responsible 

for the establishment of the proposed use will provide adequately any such service or facility. 
(f) Will not create excessive additional public costs and will not be detrimental to the economic welfare 

of the City. 
(g) Will be consistent with the intent and purposes of this Ordinance, and comply with all applicable 

provisions and standards, which are established for said use by this Ordinance and other 
applicable codes. 

 
 
 
 
cc: Jonathan Baidan, MD, FACOG, Chajonkim, LLC 

Ryan Kowalski, Krieger-Klatt Architects, Inc. 
 
 
 
 
It is recommended that the petitioner or a representative attend the June 14, 2016 Planning Commission 
meeting. The meeting starts at 7:30 p.m. in the City Commission chambers on the 3rd floor of City Hall. 
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DATE: May 26, 2016 
 
TO: Planning Commission 
 
FROM: Planning Division 
 
SUBJECT: SP 16-06-14 – Site Plan to establish medical office and retail store within 

existing building (Women’s Excellence Medi-Spa & Nutrition Store) and construct 
second story for two dwelling units at 32604-32686 Woodward Ave. (parcel nos. 
25-06-129-001 & 25-06-129-002) 
Chajonkim, LLC, Petitioner & Owner 
Krieger-Klatt Architects, Inc., Architect 

 
 
The above-referenced site plan and its associated special land use permit are scheduled for 
consideration by the Planning Commission at the next regular meeting. Should the Planning 
Commission wish to consider approval of the site plan, including all discretionary items, the 
Planning Division recommends the following contingencies: 
 
1. Compliance with the previously-approved special land use permit and site plan for a 

residential accessory off-street parking lot at 4129 Buckingham Road shall be maintained 
including all required contingencies (SP 15-01-02). 

2. A land division application shall be filed with the City Assessor to create one single parcel 
out of 32604 Woodward Avenue (parcel 25-06-129-002) and 32686 Woodward Avenue 
(parcel 25-06-129-001). 

3. Direct access between the ground-floor retail sales area and the public alley shall be 
provided for loading, unloading, and waste disposal. 

4. All improvements to the public right-of-way shall be in accordance with the specifications 
and standards of the City Engineer, including, but not limited to: reconfiguration of driveway 
approaches, on-street parking spaces, and curbed islands within the Woodward Avenue and 
Buckingham Road rights-of-way. 

5. All exterior lighting shall comply with § 770-96 (B) of the Zoning Ordinance and other city 
codes and ordinances, including being directed downward and shielded so as not to shine 
on adjacent property, and within maximum permitted fixture heights (15 feet) and 
illumination levels. 

6. All signage shall comply with the Sign Ordinance (Chapter 607 Signs, Article II Sign 
Regulations) or receive necessary variances from the Planning Commission. 

7. A performance bond shall be posted in an amount to be determined by the Building Official. 

8. The site plan shall meet all other code and ordinance requirements, as determined by the 
Building Official and City Engineer, and 32604 Woodward Avenue and 32686 Woodward 
Avenue shall be combined into a single parcel, prior to the issuance of any building or right-
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of-way permits. Such requirements include, but are not limited to, the Michigan Building 
Code and the Stormwater Detention Ordinance (Chapter 644). 

 
 
 
 
cc: Jonathan Baidan, MD, FACOG, Chajonkim, LLC 

Ryan Kowalski, Krieger-Klatt Architects, Inc. 
 
 
 
It is recommended that the petitioner or a representative attend the June 14, 2016 Planning Commission 
meeting. The meeting starts at 7:30 p.m. in the City Commission chambers on the 3rd floor of City Hall. 
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