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DATE:  December 12, 2005 
 
TO: John Szerlag, City Manager 
 
FROM: Douglas J. Smith, Real Estate & Development Director 
 Mark F. Miller, Planning Director 
 
SUBJECT: AGENDA ITEM – ANNOUNCEMENT OF PUBLIC HEARING (JANUARY 9, 

2006) – REZONING APPLICATION – Northwest corner of Maple Road and 
Crooks Road, Section 29 – H-S and O-1 to B-3 (Z 711) 

 
 
RECOMMENDATION 
 
The proposed zoning district is compatible with abutting zoning districts and land uses.  
The request is consistent with the Future Land Use Plan and will create a B-3 zoning 
designation on a single corner parcel.  The Planning Commission recommended 
approval of this item at the November 29, 2005 public hearing.  City Management 
agrees with the Planning Commission and recommends approval of the rezoning 
request. 
 
 
GENERAL INFORMATION 
 
Name of Owner / Applicant: 
The owner and applicant is Kenny Hannawa of D & K Hannawa, LLC. 
 
Location of Subject Property: 
The property is located on the northwest corner of Maple Road and Crooks Road, in 
Section 29. 
 
Size of Subject Parcel: 
The applicant proposes to rezone two parcels to B-3, Parcel B and Parcel D.  Parcel B 
is approximately 11,556 square feet in area.  Parcel D is approximately 1,800 square 
feet in area. 
 
Current Zoning Classification: 
The two parcels are contiguous to a larger parcel that is zoned B-3.  The southeast 
corner of the parcel is zoned H-S.  The northwest corner of the parcel is zoned O-1. 
 
Proposed Zoning of Subject Parcel: 
B-3 General Business District. 
 
Current Use of Subject Property: 
There are 3 vacant buildings located on the subject parcel.  A vacant service station sits 
on Parcel B on the southeast corner.  Parcel D is presently used for parking and 
circulation. 
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Proposed Uses and Buildings on Subject Parcel: 
The applicant proposes to rezone the two smaller parcels and create one contiguous 
parcel that is zoned B-3.  The applicant proposes a multi-tenant retail building on the 
property. 
 
Current Use of Adjacent Parcels: 
North: Office. 
South: Bank.  
East: Service station and convenience store. 
West: Restaurant.  
 
Zoning Classification of Adjacent Parcels:  
North: B-3 General Business and O-1 Office Building. 
South: B-3 General Business and O-1 Office Building. 
East: H-S Highway Service and B-3 General Business. 
West: B-3 General Business and M-1 Light Industrial. 
 
ANALYSIS 
 
Range of Uses Permitted in the Proposed B-3 Zoning District and Potential Build-out 
Scenario:  
 
 PRINCIPAL USES PERMITTED: 
 

Any retail business or service establishment permitted in B-2 Districts as Principal 
Uses Permitted and Uses Permitted Subject to Special Conditions. 

 
Mortuary establishments, when assembly area is provided off-street for a minimum 
of ten (10) vehicles to be used in funeral procession; provided further that such 
assembly area shall be provided in addition to any required off-street parking area. 
A caretaker's residence may be provided within the main building of a mortuary 
establishment. 

 
Bus or transit passenger stations, taxicab offices and dispatching centers, and 
emergency vehicle or ambulance facilities. Sleeping accommodations may be 
provided in conjunction with ambulance facilities in order to accommodate not more 
than three employees per each vehicle storage bay. 

 
 Parking garages and off-street parking areas. 
 
 Sales, showrooms, and incidental repair of recreational vehicles. 
 
 New and used car salesroom, showroom, or office. 
 

Governmental offices, public utility offices, exchanges, transformer stations, pump 
stations and service yards but not including outdoor storage. 

 
 Other uses similar to the above uses. 
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 Accessory structures and uses customarily incident to the above permitted uses. 
 
 USES PERMITTED SUBJECT TO SPECIAL CONDITIONS: 

Drive-up Windows or Service Facilities, as an Accessory to Restaurants Permitted 
Within this District 

 
Drive-up Service Facilities, as Accessory to Principal Permitted Uses Within B-3 
Districts, Apart from Restaurants 

 
Bowling alley, billiard hall, indoor archery range, indoor skating rinks, indoor tennis 
courts, athletic or heath clubs, or similar forms of indoor commercial recreation, 
when the subject uses are located at least 100 feet from any Residential District. 

 
Open air business uses when developed as uses subordinate to primary uses and 
structures within the B-3 District. 
 
Outside seating of twenty (20) seats or less for restaurants, or other food service 
establishments 

 
 USES PERMITTED SUBJECT TO SPECIAL USE APPROVAL 
   

Outdoor sales space for exclusive sale or lease of new or second-hand 
automobiles, trucks, mobile homes, trailers, or recreational vehicles. 

 
 Motel or Hotel. 
 

Veterinary hospitals or clinics, provided all activities are conducted within a totally 
enclosed main building and provided further that all abutting or adjacent property is 
non-residentially zoned. 

 
 Commercial Kennels. 

 
Automobile repair garages, provided all activities are conducted within a completely 
enclosed building.  

 
Outside seating areas, in excess of twenty (20) seats, for restaurants, or other food 
service establishments.  

Vehicular and Non-motorized Access: 
Access to the parcel is provided on both Crooks and Maple. 
 
Natural Features and Floodplains: 
The Natural Features Map does not indicate any significant natural features located on 
the property. 
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Compliance with Future Land Use Plan: 
The Future Land Use Plan designates the northwest corner of Crooks and Maple as 
Non-Center Commercial.  This classification has a primary correlation with B-3 and a 
secondary correlation with H-S.  The application is therefore consistent with the Future 
Land Use Plan. 
 
Compliance with Location Standards: 
There are no location standards for the B-3 General Business District. 
 
 
Attachments: 

1. Maps. 
2. Minutes from November 29, 2005 Planning Commission Regular Meeting. 
3. Letter from petitioner, dated September 15, 2005 
4. Letter from Paul A. Andoni, dated November 29, 2005. 

 
Prepared by RBS, MFM 
 
 
cc: Applicant 
 File (Z 711) 
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PLANNING COMMISSION REGULAR MEETING - DRAFT NOVEMBER 29, 2005 
 

5. PUBLIC HEARING – PROPOSED REZONING (Z 711) – Proposed Shopping 
Center, Northwest corner of Maple Road and Crooks Road, Section 29 – From 
H-S (Highway Service) and O-1 (Low Rise Office) to B-3 (General Business) 
 
Mr. Savidant presented a summary of the Planning Department report for the 
proposed rezoning and reported it is the recommendation of the City 
Management to approve the rezoning request.  A communication received by the 
Planning Department from the owner of Shield’s Restaurant was distributed to 
the members prior to tonight’s meeting.  The owner voiced concerns with the 
impact of a multiple story building and decreased visibility to westbound traffic.   
 
Mr. Schultz asked that the small rectangular parcel of the subject rezoning 
request be addressed with respect to creating a non-conformity use for the 
existing building.  Mr. Schultz noted that a multi story building could be 
constructed on the parcel to the east of Shield’s Restaurant because it is zoned 
B-3. 
 
Mr. Savidant confirmed that the parcel to the east of Shield’s Restaurant is zoned 
B-3 and that the setback requirements are the same along Maple Road.  Mr. 
Savidant briefly addressed the site plan submitted with the rezoning request.  He 
noted it appears the parking space requirements might not be met.   
 
Hathem Hannawa of H&H Design Consultants, 5600 E. Nine Mile Road, was 
present to represent the petitioner.  Mr. Hannawa said the rectangular piece of 
property is being acquired from the office building to the north.  Mr. Hannawa 
said a survey of the parking spaces was completed, and they are acquiring just 
enough property to accommodate their parking needs.  He stated that the site 
plan would show that parking requirements are met by each property owner and 
would meet all site plan requirements.   
 
Tom Hannawa of 4534 W. Quarton Road, Bloomfield, was also present.  He 
addressed the existing O-1 parcel that is not maintained and currently a 
shrubbed area.  It was noted that the shrubbed property does not comply with the 
approved site plan on file. 
 
Mr. Miller said the usage of the property would not change the existing parking.  
He encouraged the petitioner to pursue a legal lot split with the City before 
executing a transfer of property.  Mr. Miller briefly addressed the review process 
as relates to lot splits.   
 
PUBLIC HEARING OPENED 
 
No one was present to speak. 
 
PUBLIC HEARING CLOSED 
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Resolution # PC-2005-11-181 
Moved by: Chamberlain 
Seconded by: Schultz 
 
RESOLVED, That the Planning Commission hereby recommends to the City 
Council that the H-S and O-1 to B-3 rezoning request, located on the northwest 
corner of Maple and Crooks, within Section 29, being approximately 13,356 
square feet in size, be granted.  
 
Yes: All present (6) 
No: None 
Absent: Khan, Littman, Vleck 
 
MOTION CARRIED 
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