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Special approval request PSP 22-05 - Lutfi Alrishood d/b/a 'Dino Land' - 32109 John R Road - Indoor Recreation.
B-3, General Business District.

The applicant, Lutfi Alrishood, requests special use approval to operate an indoor children’s recreation business
within an existing commercial retail center. The subject property is located at 32109 John R Road (PIN
44-25-02-226-030), and is zoned B-3, General Business. The property is commonly known as ‘Madison Place’
shopping center. The applicant does not propose site modifications as part of this special approval request.

Giles Tucker, CED Director 06/02/22

Melissa R. Marsh, City Manager
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MEMORANDUM 
 

 

Date:  June 2nd, 2022 
To:   City of Madison Heights City Council 
From:  Matt Lonnerstater, AICP – City Planner 
Subject: Special Approval Request PSP 22-05 – 32109 John R Rd. – Indoor Recreation 
 
Introduction 

The applicant, Lutfi Alrishood, requests special use approval to operate an indoor children’s recreation 
business within an existing commercial retail center. The subject property is located at 32109 John R 
Road (PIN 44-25-02-226-030), and is zoned B-3, General Business. The property is commonly known as 
‘Madison Place’ shopping center. The applicant does not propose site modifications as part of this 
special approval request.  
 
Background and Analysis  

The applicant proposes to operate an indoor children’s playground and café known as ‘Dino Land’ within 
a vacant retail space at the Madison Place shopping center. The vacant retail space is approximately 
9,600 square feet. Per the project description, the business will provide an indoor playground for 
children, four private birthday party rooms, and a café.  
 
Per Section 10.326, ‘video arcade businesses and indoor and/or outdoor recreational businesses’ are 
permitted as a special use within the B-3 zoning district.  
 
Requests for special approval are subject to the following criteria, as outlined in Section 10.201(4): 
 

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. Need for proposed use in specified areas of the city; 
5. Conformance with future land use plans for the area as adopted by the planning commission; 
6. Compatibility with the permitted principal uses allowed in the zoning district where the special 

approval use is requested.  
 

 

Additional criteria for reviewing special uses are contained at the end of this report. 
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Existing Zoning and Land Use 
 
The table below denotes existing adjacent land uses and zoning designations. 
 

 Existing Land Use Existing Zoning 
Site Retail/Commercial M-2, Heavy Industrial 
North Retail/Commercial M-2, Heavy Industrial 
South Retail/Commercial M-2, Heavy Industrial 
East (across John R Rd.) Retail/Commercial M-2, Heavy Industrial 
West (across Barrington St.) Multi-Family Residential R-M, Multi-Family Residential 

 
32109 John R Road is located within the Madison Place shopping center. With the exception of the 
Lexington Place apartments to the west, the site is surrounded by commercial and retail zoning/uses.  
 
The subject site is zoned B-3, General Business, which, per the Zoning Ordinance, is, “designed to 
provide sites for more diversified business types and is often located so as to serve the passer-by traffic.”  
 

 
 
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 Mixed Use Innovation 
North  Commercial 
South Mixed Use Innovation 
East (across John R Rd.) Commercial 
West (across Barrington St.) Multiple Family Residential 

 
The future land use designation of the subject site is ‘Mixed Use Innovation.’ Per the Master Plan, Mixed 
Use Innovation is a new land use designation that is intended to, “encompass existing areas within the 
city that are changing from older industrial and commercial uses to newer uses […]. This designation 
encourages a mix of office, service, commercial, and light industrial uses.”  The Master Plan further calls 

32109 John R. Road 
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out the Madison Place shopping center as an area where the City should encourage flexibility of uses 
and encourage reinvestment.  
 
Site Plan Review Committee  

The Site Plan Review Committee (SPRC) reviewed the special use application at their May 25th, 2022 
meeting. The SPRC did not cite any concerns with the proposed use.  
 
Findings and Recommendation  

Staff offers the following findings for City Council consideration:  

1. The applicant requests special use approval to operate an indoor children’s recreation business 
within an existing commercial retail center at 32109 John R Road.  
 

2. The subject property is zoned B-3, General Business, and is improved with the Madison Place 
shopping Center. 

 

3. The proposed use is consistent and compatible with adjacent commercial/retail uses and 
adjacent zoning. 
  

4. The proposed use is consistent and compatible with the Mixed Use Innovation future land use 
designation as envisioned within the Master Plan.  
  

5. The proposed use generally satisfies the special use approval review standards and criteria listed 
in Section 10.201(4).  

 
Based on these findings, staff recommends that the City Council approve the requested special use 
application for an indoor recreational use at 32109 John R Road. 
 
Next Step 

After the public hearing and discussion, the City Council may take action on the requested special use. 
Any motion shall include concise findings based upon the special approval review standards and 
criteria, Section 10.201(4).  
 
 

Pertinent Zoning Ordinance Sections 
 

 
Section 10.201 – Special Approval Use Review Procedures and Requirements 
 
(4) Review standards and criteria. The city council shall consider the following standards and criteria in their 

review of all special approval use requests:  

(a) Site plans submitted for special approval uses shall be prepared in conformance with and contain all 
information as outlined in Section 10.514. Site Plan Review.  

(b) All design standards or criteria imposed on specific special approval uses elsewhere in this Ordinance 
shall be met.  

(c) 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;  
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3. Adjacent conforming land uses;  

4. Need for proposed use in specified areas of the city;  

5. Conformance with future land use plans for the area as adopted by the planning commission; and  

6. Compatibility with the permitted principal uses allowed in the zoning district where the special 
approval use is requested.  

(d) Ingress/egress to the use shall be controlled to assure maximum vehicular and pedestrian 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.  

(e) Screening shall be provided along all property lines, where council determines such screening is 
necessary to minimize impact of the use on adjacent properties or uses.  

(f) The use shall be properly served by utilities.  

(g) The use shall not have an adverse effect on the environment beyond the normal affects of permitted 
principal uses in the same zoning district and shall not result in an impairment, pollution, and/or 
destruction of the air, water, and natural resources.  

(h) The use shall be specifically scrutinized for conformance with the performance standards outlined in 
section 10.509 of this Ordinance.  

(i) The proposed use shall be designed as to location, size, intensity, site layout, and periods of operation 
to eliminate any possible nuisances which might be noxious to the occupants of any other nearby 
properties. The use shall not involve uses, activities, processes, materials, equipment and conditions of 
operation that will be detrimental to any persons, property, or the general welfare by reason of 
excessive smoke, fumes, glare, noise, vibration, odors, and adverse environmental impacts.  

(j) The proposed use does not impose an unreasonable burden upon public services and utilities in 
relation to the burden imposed by permitted principal uses in the same zoning district.  

(k) The city council may impose conditions in granting special approval 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. 
Conditions imposed shall:  

1. Be designed to protect natural resources, the health, safety and welfare, as well as the social and 
economic well-being of those who will use the land use or activity under consideration, residents 
and landowners immediately adjacent to the proposed land use or activity, and the community 
as a whole.  
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2. Be related to the valid exercise of the police power and purposes that are affected by the 
proposed use or activity.  

3. Be necessary to meet the intent and purpose of the zoning regulations; be related to the 
standards established in this Ordinance for the land use or activity under consideration (if 
applicable); and be necessary to ensure compliance with those standards.  

4. Provide adequate safeguards as deemed necessary for the protection of the general welfare and 
individual property rights, and for ensuring that the intent and objectives of this Ordinance will 
be observed. 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 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.  

(l) The discontinuance of a special use after a specified time may be a condition to the issuance of the 
permit. Renewal of a special use permit may be granted after a review and determination by the city 
council that 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.  

 

Sec. 10.326– B-3 – Uses permissible on special approval   

[…] 

(12)  Video arcade businesses and indoor and/or outdoor recreational businesses.   

[…] 

 



NOTICE OF PUBLIC HEARING 

Notice is hereby given that the City Council for the City of Madison Heights will hold a 
public hearing on June 13th, 2022 at 7:30 p.m. in the Training Room at Fire Station 
#1 located at 31313 Brush Street, Madison Heights, Michigan 48071 to consider the 
following special approval request: 

Case # PSP 22-05 

The applicant, Lutfi Alrishood, requests Special Approval from City Council under 
Section 10.326 of the Madison Heights Zoning Ordinance for an indoor 
recreation business (children’s indoor playground) at 32109 John R Road, PIN 
44-25-02-226-030. The property is zoned B-3, General Business.    

The application 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.  

For further information, please contact the Community and Economic Development 
Department at (248) 583-0831. 

Cheryl Rottmann, CMC 
City Clerk 
(248) 583-0826 
 
 

 

http://www.madison-heights.org/


32109 John R Road

°

Document Path: Z:\notifications\2022\32109 John R Rd\Site Map.mxd

SA CASE 22- 05



JO
HN

    
R

WHITCOMB TO
W

NL
EY

AL
GE

RPA
LM

ER

CO
NC

OR
D

BA
RR

IN
GT

ON

JO
HN

    
R

LOSEE

CO
NC

OR
D

S J
OH

N 
R 

 
N 

JO
HN

 R
  

I-7
5 N

OR
TH TO

W
NL

EY

BA
RR

IN
GT

ON

HA
RL

O

BR
US

H

W WHITCOMB

WHITCOMB

JO
HN

    
R

TO
W

NL
EY

AL
GE

RPA
LM

ER

CO
NC

OR
D

BA
RR

IN
GT

ON

LOSEE

JO
HN

    
R

CO
NC

OR
D

S J
OH

N 
R 

 
N 

JO
HN

 R
  

I-7
5 N

OR
TH TO

W
NL

EY

BA
RR

IN
GT

ON

HA
RL

O

BR
US

H

W WHITCOMB

JO
HN

    
R

WHITCOMB TO
W

NL
EY

AL
GE

RPA
LM

ER

CO
NC

OR
D

BA
RR

IN
GT

ON

LOSEE

JO
HN

    
R

CO
NC

OR
D

S J
OH

N 
R 

 
N 

JO
HN

 R
  

I-7
5 N

OR
TH TO

W
NL

EY

BA
RR

IN
GT

ON

HA
RL

O

BR
US

H

W WHITCOMB

Aerial Existing Land Use

Zoning Future Land Use

Document Path: Z:\notifications\2022\32109 John R Rd\4 Map.mxd

°
PA

LM
ER

W WHITCOMB

W MANDOLINE

LOSEE

AL
GE

R

BR
US

H

HARLOCO
NC

OR
D E WHITCOMBW WHITCOMB

BA
RR

IN
GT

ON

TO
W

NL
EY

CO
NC

OR
D

I-7
5 N

OR
TH

S J
OH

N 
R

N 
JO

HN
 R

I-7
5 S

OU
TH

Site Address: 32109 John R Road

Single Family
Multiple Family
Office
Commercial

Industrial
Public and Schools
Recreation
Conservation
Mixed Use Innovation

Parcels
32109 John R Road 32109 John R Road

Vacant

Buildings
Parcels

Office
Commercial
Industrial

Multi Family

School

32109 John R Road

Buildings
Parcels

B-3 General Buisness
H-R High Rise
M-1 Light Industrial

32109 John R Road

R-M Multi Family

MRakshit
Typewritten Text
Click for maps

https://www.google.com/maps/place/32109+John+R+Rd,+Madison+Heights,+MI+48071/@42.5294145,-83.1090175,1029m/data=!3m2!1e3!4b1!4m5!3m4!1s0x8824c510a4223b99:0xcdf90e4e44f60110!8m2!3d42.5294106!4d-83.1068288


32109 John R Road

°

Document Path: Z:\notifications\2022\32109 John R Rd\Site Map.mxd

SA CASE 22- 05
BUFFER 500 FT

32011 # 32389

610 

32289 

32000 # 32448

31601 # 31799

32001 # 32433

32001 # 32025

32393  # 32425 32388 

32300

31600 

32000 

32500

3270632585 
101

31805 

32511 

32150 32101

32063 32080 
32075 32090 

32800 32700 32797

32372

32670 

32500 
32600 

32701  
# 

3270732711
32451 320302 










































	Council Top Sheet - PSP 22-05
	Planner Memo
	Public Hearing Notice
	Maps
	Special Use Application

