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S e c t i o n

I .

I N T R O D U C T I O N

These Façade Design Guidelines represent one aspect of a façade improvement program for future
rejuvenation along Michigan Avenue (US-12). The Design Guidelines are developed with a set of
clear and concise written and graphic facade principals for local businesses to follow that promote
good, consistent design for new development, renovation and for redevelopment. These guidelines
are intended to provide effective community standards for both the architecture and the
streetscape appearance along Michigan Avenue (US-12). The guidelines are consistent with the City
of Inkster’s Master Plan.
All new construction and significant alternations shall be subject to review and approval by the

This cupola with clock is an example
of a gateway feature, which
announces arrival to a commercial
district or significant intersection.

Design Committee utilizing these guidelines.
Michigan Avenue (US-12), originally a military route, is one of five historical streets that led
directly to Downtown Detroit and was the primary route connecting the City of Detroit to the City
of Chicago until Interstate 94 was constructed. On June 9, 2004, the entire length of Michigan
Avenue (US-12) from New Buffalo on the Lake Michigan shore to the eastern terminus of US-12 in
downtown Detroit was designated as a Historic Heritage Route.
Today, Michigan Avenue (US-12) is a major arterial passing through the City of Inkster with an
average annual daily traffic of approximately 33,000 vehicles. During public hearings held for the
City of Inkster’s master plan update and Michigan Department of Transportation’s (MDOT) US-12
Downtown Development Authority
City of Inkster
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(Michigan Avenue US-12) Conceptual Corridor Study several public meetings were held to
determine the future of Michigan Avenue (US-12) within city limits. In summary, the consensus
from the public was a desire for a pedestrian friendly environment with on-street parking, bicycle
facilities, improved pedestrian crossings and updated streetscape elements. On the land use side,
citizens are looking for mixed-use retail and office with restaurants, public spaces and
entertainment venues supported by higher density residential.
Specific recommendations for Michigan Avenue (US-12) right-of-way from the MDOT study
include:
•

One lane reduction (with three through lanes) in each direction.

•

Signal timing optimization.

•

Speed reduction from 40 mph to 35 mph.

•

Addition of 6-foot bicycle lanes in each direction.

•

Addition of 9-foot on-street parking bays at commercial frontages.

•

Updated pedestrian crossings and markings.

•

Updated pedestrian countdown signals.

•

Improved streetscape amenities (landscaping and low level lighting)

•

Addition of a southbound right turn lane at Middlebelt Road.

Downtown Development Authority
City of Inkster
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Great Streets*
There are certain universal truths that can be found in the great streets found in cities throughout
the world. These include accessibility, public venues, safety, pedestrian comfort, energy, and
livability. Michigan Avenue (US 12) has the potential of being a great street within the City of
Inkster. The City should strive to enhance Michigan Avenue (US-12) by building, supporting, and
improving upon the following physical qualities:
1.

Pedestrian Pathways: It is by foot and bike that we observe people and places that we
typically miss by car or bus. When we walk, we have the best opportunity to be engaged with
our environment: with other people, places (public and private), and the natural
environment.

2.

Pedestrian Comfort: The best streets provide pedestrian comfort: warmth or sunlight when
it is cool and shade when it is hot. Pedestrian friendly streets offer reasonable protection
from the elements: wind, rain, and snow.

3.

Urban Definition: Great streets have urban definition-they have boundaries (e.g. facades,
walls, fences, hedges, etc.) that separate public from private spaces. Further, great streets
separate pedestrian and vehicular realms from one another.

Downtown Development Authority
City of Inkster
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4.

Urban Space: Urban space can be defined either vertically (e.g. height of buildings, walls,
and trees) or horizontally (e.g. length of and spacing between). The wider a street becomes
the more mass or height it takes to define it. Traditionally, streets had a two (street width)
to three (height to the cornice line) proportion. Today, many streets exist with 1:2, 1:3 and
1:4 widths to height ratio. Thus, we recommend increasing the minimum heights of
buildings along Michigan Avenue (US-12) to at least two stories.

5.

Visual Movement: Great streets require distinct physical characteristics: separate buildings,
complex building facades, surface changes, varying heights, different textures and
movement. Thus, we recommend adopting these design guidelines along the entire Michigan
Avenue (US-12) corridor.

6.

Transparency: The best streets have a quality of transparency: windows, doors,
entranceways, and gateways that invite you from the public realm to the semi-public and
private realms.

7.

Gateways and Focal Points: Great streets have beginnings and ends. Corner buildings may
have more massing, height or architectural significance. Historic buildings, municipal
buildings, structures, and focal points (e.g. water features, art, statues, and monuments) are
found along termini along great streets. All buildings may not be the same, but they respect
each other in form, style, or mass.

Downtown Development Authority
City of Inkster
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8.

Good Maintenance: Streets, buildings, public spaces, and store fronts all need to be clean
Four key qualities of successful public spaces.

and maintained in good order to be inviting and welcoming to visitors and passer-bys.
9.

1.

Access: A successful public spaces is easy to
get to and visible. People can easily circulate
within it, making it convenient to use different
parts of the space.

2.

Comfort and Image: Perceptions about safety
and cleanliness, the scale of adjacent
buildings, and a place=s character or charm
are often foremost in people=s minds in
deciding whether or not to use a place. The
importance of giving people a place to sit
where they want is generally underestimated.

3.

Uses and Activities: Activities are the basic
building blocks of a place. They are reasons
people come the first time and why they
return. They can also make a place special or
unique.

Quality of Construction and Design: The average person should be impressed with the
quality of construction, design, workmanship and materials of the majority of buildings
found along great streets.

* Adapted from Great Streets by Allan B. Jacobs

The City of Inkster should establish public/private partnerships to implement the following
amenities and physical features through funding, development, or regulations:*
•

Trees: For many people trees are the most important single characteristic of a good street.
Trees can do many things for a street and city, not the least of which is the provision of
oxygen and of shade for comfort. Green is psychologically restful and an agreeable color.

•

Gateways: Every street should start and end somewhere. (e.g. piazza, statues, monuments,
municipal buildings, public markets, columns, fountains, gateways, churches, obelisk, etc).

•

Diversity: Generally, more buildings along a given length of street contribute more than do

4.

Sociability: When people see friends, meet and
greet their neighbors, and feel comfortable
interacting with strangers, they tend to feel a
stronger sense of place or attachment to their
community - and to the place that fosters
these
typesLand
of social
activities.
Source:
Urban
Institute

fewer buildings. Contrast in design also helps to set one street apart from another.
•

Special Design Features: Details contribute to the best streets: gates, fountains, benches,
kiosks, paving, street lights, signs, and canopies can all be important. Benches help to make

Downtown Development Authority
City of Inkster
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community and help people stay on the street; they invite our presence by permitting rest,
encouraging conversation, waiting for a friend, allowing for observation, or just for passing
the time.
•

Why many public spaces fail!

Pedestrian Nodes: Pedestrian nodes are small plazas or parks, widenings, or open spaces;

Lack of good places to sit.

they provide stopping places, pauses, reference points along the path - places to sit, eat,

Lack of gathering points.

meet, and talk.
•

Poor entrances and visually inaccessible spaces.

Public Spaces: Public spaces can benefit cities economically and have many real and
measurable economic benefits. Parks, greenways, and urban plazas can contribute
significantly to land values in cities.

•

Accessibility: What sets great streets apart is that they take people along their ways, from
one part of the city to another, whether on foot or in a vehicle, with grace and at a
reasonable pace. Also, people must also be able to get to and from the street with ease.
Thus, streets and pathways must be accessible and barrier-free. Parking should be visually

Dysfunctional features.
Paths that don=t go where people want to go.
Domination of a place by vehicles.
Blank walls of dead zones around edges of a
place.
Inconveniently located transit stops.
Nothing
going on.
Source: Urban
Land Institute

close to destinations.
•

Residential Density: Allowing for many people to live along or close proximity to major
streets helps to encourage people to these streets.

•

Diversity: Permitting and encouraging mixed-uses will enliven the corridor and the street by
inviting different people for different purposes. The result is variety, activity and liveliness
of place.

* Adapted from Great Streets by Allan B. Jacobs

Downtown Development Authority
City of Inkster
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When people describe a place they enjoy, words like Asafe,@ Afun,@ Acharming,@ and Awelcoming@
tend to come up repeatedly. Revitalizing streets for walking, gathering, and shopping is perhaps
the most direct example of how place-making can benefit a city or town economically. When cities
and neighborhoods have thriving public spaces, residents have a strong sense of community;
conversely, when they are lacking, they may feel less connected to each other.
1.

Places give identity to cities: Without great public places, there would be no great cities.

2.

Places benefit cities economically: Public spaces have many real and measurable economic
benefits. Parks can contribute significantly to land values in cities. Markets and pedestrian
pathways are also examples of how place-making can benefit a city economically.

3.

Places help the environment: Public spaces also have environmental benefits because they
give relief to urban living. AGreen@ public spaces, such as riverfronts, greenways and wildlife
areas, increase people=s appreciation for and stewardship over the natural environment, and
also provide habitats for animals.

4.

Places provide settings for cultural activities: Often, public places offer free, open forums
for people to encounter art and to participate in other cultural activities. . .good places
foster and enhance a city=s cultural life.

Source: Urban Land Institute
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A.

Goals.
The five primary goals of the Design Guidelines are as follows:


IMPROVE APPEARANCE. The goal is to encourage commercial property owners
to improve the exterior appearance of their properties in a cost effective, unified
design style: “Simplified Traditional”.



ENCOURAGE DEVELOPMENT. The goal is to encourage development and
renovation within the Michigan Avenue (US-12) Corridor.



INCREASE CUSTOMER USE. The goal is to promote retail activity and customer
use of businesses in the corridor through aesthetic improvements, pedestrian
amenities, and special event venues.



CREATE DYNAMIC SPACES. The goal is to provide pedestrian nodes and
gathering spaces through streetscape design, outdoor cafes, and public use spaces.



BE PROUD. The goal is to promote civic pride along the Michigan Avenue (US-12)
Corridor.

The intent is to utilize these Design Guidelines in an effective Façade Improvement Program
that will create self-sustaining, self-funded and long lasting benefit to the DDA. The goals
stated above can be achieved by following certain design principles or objectives outlined in
these Development Design Guidelines.
Downtown Development Authority
City of Inkster
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B.

Objectives.
The principals or objectives are described below with specific improvement examples that
are strongly encouraged by these Design Guidelines.



TAKE IT BACK! Remove ill-conceived additions that detract from the building’s
original style. If a building has historic character, the intent should be to reveal the
building’s original form, materials and style. An example of this type of improvement
would be to remove plywood covering transom or storefront display windows.



Window displays speak louder
than signs.

KEEP THE BEST! Attractive elements whether historic or otherwise should be
preserved and restored if needed. For example, if there is a decorative iron cornice,
with a piece missing, then every effort should be made to replace the missing piece
and to preserve the original cornice.



LET THE SUN IN! Storefronts should be made of clear, transparent glass so that
the inside of the store is visible. Dark tinted, opaque glass should be replaced with
clear glass and solid coverings over existing windows should be removed. These
changes will project a feeling of comfort for the potential customer and will create a
more attractive, brighter commercial or retail space.

Downtown Development Authority
City of Inkster
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THINK HIGH QUALITY! High quality building materials, such as stone and brick,
should be used whenever possible as they project importance, integrity and
substance. Typically, the cost of the high quality building materials is greater initially
but the materials will last a great deal longer than cheaper materials and there will be
a substantial savings in the long term. To illustrate, stone or brick should be used
rather than fake plaster (E.F.I.S.) or concrete block. Use real wood rather than plastic
wood or chip board.



MAKE IT PRETTY PLEASE! The building faces or facades should be beautiful

High quality building materials project
importance, integrity and substance.

with balanced features and attractive colors that are compatible. The application of
too many colors on one building face may not be visually appealing.


LET THERE BE LIGHT! Storefront lighting should highlight the attractive
architectural features of the building and be adequate for the customer to feel safe.
The use of tasteful building lights that gently cast light on the wall, is preferable to
the flashing or bright floodlight approach.



BE RELATIVE! Buildings, whether old or new, should relate to the existing
buildings on the street. The buildings should be set on the average lot line, closer to
the street and should be in proportion to the height of adjacent buildings where
possible to create a continuous street corridor. For example, a skyscraper should not
be built next to a single story building.

Downtown Development Authority
City of Inkster
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BE SAFE, NOT SORRY! Security features are important to store owners but these
features should not scare away the customer. Bars over storefront windows and
doors project an image of crime and lack of safety. They may keep out the bad
element, but they also keep the good customer away. Rather than using exterior
security gate measures, stores should use security glass and/or hidden roll up
security gates at the back of the window displays.



CPTED! Crime Prevention through Environmental Design (CPTED) guidelines should
be used: Natural Access Control; Natural Surveillance; Territorial Reinforcement; and

Sidewalk display

Management.


REEL THEM IN! Window displays should be attractive and interesting to customers
so they want to come inside to look around. To encourage the shopper to come
inside, the business should place its most interesting products in the window in an
artistic manner that makes the shopper stop and then venture inside. Window
displays should be rotated on a regular basis.



MORE IS NOT BETTER! Too many signs of different styles, fonts and wording
are not appealing to the person walking by. The signage should be simple and should
communicate the business type inside without bombarding the customer with too
many words. Signage should also be attractive, high quality and easy to maintain.
Many creative storeowners use window displays to tell potential customers what they

Downtown Development Authority
City of Inkster
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sell.


KEEP IN SHAPE! The renovated storefronts should fit into the existing original
opening. To illustrate, an existing historical building storefront if expanded should
keep the existing storefront in place and simply add another second “duplicate”
building storefront so it looks like there are now two building storefronts rather than
one giant one. Likewise, replacement windows should respect the original window
opening sizes.



FIX IT AND CLEAN IT UP! Broken windows and doors, litter and graffiti project
an image of poverty and apathy and should be fixed immediately. Graffiti should be
removed from the walls or walks. Litter should be removed from the storefront area

Traditional contemporary facade
renovations in downtown
Northville.

as soon as it happens to say “We care about our community”. Flower displays, boxes,
and planters also add warmth, color, and establish ownership to building fronts.


GO BY THE BOOK! The City of Inkster has building regulations and Zoning
Ordinance regulations that must be respected as they protect the safety and wellbeing of the community. Any building improvements should be consistent with the
City’s regulations and permit requirements. Building improvements should not be
made without following the legal City and Building Code requirements.
Sidewalk flower display in the
City of the Village of Clarkston’s
downtown.

Downtown Development Authority
City of Inkster
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S e c t i o n

I I .

D E V E L O P M E N T

D E S I G N

G U I D E L I N E S
PURPOSE.
The detailed purpose of these guidelines is as follows:


To improve landscaping, parking lot screening, and overall site design on private property
located along the Michigan Avenue (US-12) Corridor.



To encourage business and building owners to improve the exterior appearance of their
stores and buildings with modifications ranging from cleaning off graffiti to replacing
storefront windows, doors and lighting.



To assist business and building owners in the determination of which building
modifications are most appropriate for their property and most cost effective for their
budget.



To ensure the economic viability of the commercial area within the DDA by addressing

Appropriate Contemporary Storefront

alterations that will help draw customers into their businesses such as the restoration of
storefronts with large, uncluttered display windows.


To encourage and direct development and renovation within the Michigan Avenue (US-12)
Corridor such that the development will have the physical qualities necessary to produce
the desired, attractive City character.

Downtown Development Authority
City of Inkster
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To encourage and direct new building construction and renovation in such a way that new
buildings are compatible with their surrounding context.



To encourage and direct building development and renovation in such a way that new
buildings and structures will enhance the pedestrian experience of customers.



To foster civic pride in the corridor.

Sample Building Entrance

Downtown Development Authority
City of Inkster
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LANDSCAPE AND SCREENING GUIDELINES.
The following landscape and screening guidelines shall apply for all new and expanded
development sites located within the DDA district and within the Michigan Avenue (US-12)
corridor:

A.

Tree Lawn.
One street tree (minimum 2.5” caliper) shall be required for every 40 linear feet of tree lawn.
The tree lawn (public rights-of-way) shall be defined as the area located between the
sidewalk or non-motorized pathway and the street curb line. Additional landscape materials
may be required in specially designated areas.
1.

Tree Lawn

Street Trees:
a.

Variety: The species of street tree and exact locations shall be as specified on
the future Streetscape Plan. In the event that the future Streetscape Plan has not
been created and adopted, then planting of the salt-resistant, deciduous street
trees shall be encouraged within the road right-of-way at 40 foot intervals.
Some of the acceptable tree types include Red Maple, Norway Maple, Cleveland
Pear, Aristocrat Pear, Little Leaf Linden, Zelkova, Honeylocust and Oak.

b.

Street Tree Plan: A street tree plan shall be submitted for review and approval
for any modifications that do not fit into the Streetscape Plan.

Downtown Development Authority
City of Inkster
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2.

Landscape Plan: On every site involving new development or total redevelopment, a
landscape plan shall be submitted for review and approval.

3.

Landscape Lighting: Up lighting of landscaping and trees is encouraged.

Public rights-of-way located adjacent to required landscaped areas and greenbelts shall be
planted with grass or other suitable live ground cover unless located in designated
pedestrian areas. The area shall be maintained by the owner or occupant of the adjacent
property as if the rights-of-way were part of the required landscaped areas or greenbelts. No
plant materials, except for grass or ground cover shall be permitted closer than three (3)
feet from the edge of the road pavement or two (2) feet from pedestrian pathways.
Planting areas shall be separated from lawn areas through the installation of professional
landscape edging or similar method to minimize overgrowth of the turf.

B.

Parking Lot Screening.
Screening adjacent to rights-of-way: All off-street parking areas located adjacent to rights-ofway shall be screened from view by one of the following:
1.

Ornamental fence or decorative masonry knee wall (maximum 30” high); or,

2.

Evergreen hedge (maximum 30” high) and perennials; or,

3.

Combination of items 1. and 2. above (see illustrations).

Downtown Development Authority
City of Inkster
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Screening adjacent to residential uses: Privacy walls shall be required whenever a nonresidential use in a commercial, office, or industrial district abuts directly upon land zoned
or used for residential purposes. Privacy walls shall be six (6) ft. in height unless otherwise
permitted. Required privacy walls shall be decorative and constructed of masonry material
(e.g. face brick, decorative block, or poured concrete with simulated brick or stone patterns)
that is architecturally compatible with the materials of the adjacent principal structure on
site. Long wall faces shall be broken up with columns or pilasters to create a shadow line.
Privacy walls shall be topped off with a wall cap.
Privacy walls shall be continuous along residential district boundaries unless a pedestrian
opening (typically 36 inches wide) is required to connect to designated pedestrian pathways.
Location: Privacy walls shall be located on the lot line except where underground utilities
interfere and except in instances where the Zoning Ordinance requires otherwise. Required

Sample parking lot screening

walls may, upon approval of the Board of Zoning Appeals, be located on the opposite side of
an alley right-of-way from a nonresidential zone that abuts a residential zone when
mutually agreeable to affected property owners.

Privacy wall

Downtown Development Authority
City of Inkster
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C.

Interior Parking Lot Landscaping.
Any off-street parking lot, excluding loading, unloading and storage area in non-residential
districts containing more than 15 off-street parking spaces or 4,500 sq. ft of area, shall
provide interior parking lot landscaping in addition to required perimeter landscaping.
Interior parking lot landscaping may be peninsular or island types.
1.

Landscape area: For each 100 square feet, or fraction thereof, of vehicular use area, a
minimum total of five (5) square feet of landscape area shall be provided.
a.

Minimum area. The minimum landscape island permitted shall be no less than
eight (8) feet in any single dimension and no less than one hundred twenty-eight
(128) sq. ft. in total area. (Note: A minimum four foot dimension to all trees from
edge of pavement where vehicles overhang is required.)

b.

Maximum contiguous area. In order to encourage the required landscape areas to
be properly dispersed, no individual landscape area shall be larger than 256 square
feet in size. The least dimension of any required area shall be four (4) feet
minimum dimension to all trees from edge of pavement where vehicles overhang.
Individual landscape areas larger than above are permitted as long as the
additional area is in excess of the required minimum total.
Landscape islands

Downtown Development Authority
City of Inkster
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2.

Minimum trees. Requirements for plant materials shall be based on the location, size, and
shape of the parking lot landscaped areas. The following minimum is required, based
upon total required parking lot landscaping:
a.

One deciduous tree and two shrubs (or four perennials) per 128 square feet of
landscaped island area or part thereof. At least fifty percent (50%) of each interior
landscaped area shall be covered with living plant materials: perennials, shrubs,
living ground cover or sod not to exceed 30" in height.

b.
3.

Trees shall have a clear trunk of at least five feet above the ground.

Vehicle overhang. Parked vehicles may hang over the interior landscaped area no more
than two and one-half feet, as long as concrete or other wheel stops are provided to
insure no greater overhang or penetration of the landscaped area (See Figure).

D.

Open Area Landscaping.
All unpaved portions of the site shall be planted with grass, ground cover, perennials,
shrubs, or other suitable live plant materials, which shall extend to any abutting street
pavement edge. A mixture of evergreen and deciduous trees shall be planted on nonresidential parcels at the rate of one tree per 3,000 sq. ft. or portion thereof of any unpaved
open area for which specific landscaping requirements do not apply. Required plantings
may be planted at uniform intervals, at random, or in groupings.

Downtown Development Authority
City of Inkster
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E.

Landscape Buffer Zone.
Wherever landscape buffer zones are required, they shall conform to the following
guidelines:
1.

Grass or Ground Covers: Grass, ground cover, or other suitable live plant materials
shall be planted over the entire greenbelt area, except where paved walkways are
used.

2.

Trees and Shrubs: A minimum of one deciduous (minimum 2.5” caliper) or evergreen
tree (minimum 6 ft. high) and eight (8) shrubs (or 16 perennials) shall be planted for
each thirty (30) lineal feet or portion thereof of required buffer zone.

3.

Dimensions: Unless otherwise approved, required buffer zones shall be at least eight
(8) feet in width.

F.

General Landscape Requirements.
1.

Plastic and artificial plants are prohibited.

2.

Requirements as to spread, ball size, number of canes, planting instructions, and
other specifications for the respective starting sizes of all plant materials, shall be in
accordance with the minimum recommended standards set forth in the latest edition
of Horticultural Standards of the American Associations of Nurserymen, Inc.

3.

Landscape and turf areas shall be irrigated to maintain plant materials in good and
healthy condition. Hose bibs (water outlets) shall be provided within 100 feet of all
plant material unless a sub-grade irrigation system is installed. Any irrigation or
watering system shall be continuously maintained and kept in good working order.
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FAÇADE AND SITE GUIDELINES
Except as otherwise noted, new and renovated buildings and facades along Michigan Avenue (US12) shall comply with the following requirements:

G.

Building Entrances.
Building entrances shall follow the following guidelines:
1.

All buildings shall have at least one public, pedestrian entrance that faces the main
street on the frontage line and is accessible (see Americans with Disabilities ACT,
ADA) from the public sidewalk system.
Door Entrances

2.

All buildings shall retain the original building entrance, if historically accurate.

3.

Rear and side entrances are permitted, only if there is a primary entrance from
Michigan Avenue (US-12) frontage or the main street.

4.

Entrances with recessed doors are encouraged for protection from the elements and
from doors swinging out into the sidewalk area.

5.

Doors:
a.

Doors shall use transparent glass.

b.

Doors, measuring between seven (7) and eight (8) feet high are strongly
suggested. Doors measuring 6'-8" high and over shall have a glass transom with
a minimum height of twelve (12) inches.
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c.

Front entrance doors shall be constructed out of wood, glass, steel, fiberglass or
as approved by the City of Inkster, provided it is compatible with the character
of the district.

H.

d.

Aluminum store fronts are prohibited.

e.

The building entry may be either centered or off-centered.

f.

Entrances must be barrier-free and accessible to persons with disabilities.

Building Placement.
The placement of buildings shall follow these guidelines:
1.

Buildings should be built to the main front yard setback, or the average setback of
other buildings on the block as determined by the City of Inkster DDA Design
Committee.

2.

A side setback is subject to Zoning Variance.

3.

The setback requirements may be adjusted where strict adherence would serve no
good purpose or where the overall intent would be better served by allowing an

In this building placement example, the front
façade is oriented to both the Main Street and
interior parking lot.

alternative setback, provided the conditions listed in a. through c. below are found to
exist. Such modification may be made by the ZBA, or whomever is designated by
future Zoning Ordinance Amendments, if all of the following are found to exist:
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a.

That a modification in setback, or variance of a setback altogether, will not
impair the health, safety or general welfare of the City as related to the use of
the premises or adjacent premises;

b.

That variance of the setback along a common parcel line between two premises
would result in a more desirable relationship between a proposed building and
an existing building; and,

c.

The adherence to a minimum required setback would result in the
establishment of non-usable land area that could create maintenance problems.

I.

Building Height and Mass.
The various elements of building heights shall be as follows:
1.

The minimum height of all new buildings shall be two (2) stories or 24 feet.

2.

The maximum height of a two (2) story building shall be 34 feet.

3.

The minimum height of a three (3) story building shall be 35 feet.

4.

The maximum height of a three (3) story building shall be 46 feet.

5.

The City of Inkster may allow the construction or renovation of a one story building if
the architectural style includes a parapet or other appropriate architectural
embellishments that are compatible with adjacent buildings. In such instances, the

In this gateway building example,
the corner clock tower was
granted a height exception for a
special architectural feature.

DDA Design Committee may allow the minimum height of the one story building to be
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18 feet in height. All stories shall contain habitable commercial, office, or residential
spaces.
6.

First floor height of all 2 story buildings or greater shall be a minimum of twelve (12)
feet.

7.

A transition or expression line shall be provided between the first and second stories.

8.

Height Exceptions: Special architectural features (e.g. corner towers cupolas, entry
treatments, chimneys, steeples, belfries, turrets, flagpoles, parapet walls, etc.) will be
allowed to exceed the above height requirements if:
a.

The feature is located at a corner (the intersection of two public right(s)-of-way);
or,

b.

The building is located at a designated “gateway”; or,

c.

The feature is deemed to be necessary to the type, use, or style of the building
in question.

d.

Special architectural features shall not exceed the height of the remainder of
the building by more than thirty-five percent (35%).

e.

The height of any new building shall not exceed the height of any immediately
adjacent new or existing two story or three story building by more than fifteen
percent (15%) unless the building is on a significant corner property and is
approved by the DDA Design Committee.
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J.

Front Facade Design.
All building facades that face a street shall conform to the following design criteria:
1.

Blank walls
that face a
public street
are prohibited.

Street Face: Walls facing a public street shall include windows and architectural
features customarily found on the front façade of a building such as awnings,
cornice work edge detail or decorative finish materials. Blank walls shall not
face a public street. Significant protrusions (more than 6"), such as awnings,
cornice lines, details at the top of windows and sills are encouraged to create
shadow lines or bands on the façade. Any building that terminates a view shall
provide distinct and prominent architectural features of enhanced character
and visibility to reflect the importance of the building’s location.

2.

The long façade is
broken up by
several storefront
bays.

Storefront Opening: The storefront opening shall be a rectangular opening ten
(10') feet to twelve (12') feet high and approximately seventy (70%) of the width
of the storefront or bay. The opening shall be almost entirely glass (window or
showcases) with few subdivisions. The glass framing system shall be wood or
metal (aluminum or pre-painted steel). Recessed openings are encouraged.

3.

Façade Pattern: Large, long facades shall be subdivided into bays, through the
location and arrangement of openings and architectural treatments that are
compatible in size and scale to existing buildings. The maximum wall length
without modulation shall be thirty feet (30’). The bay width shall be 16'-to 30'.
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4.

Façade Height to Width Ratio:
a.

One-story buildings: Single bay facades or individual bays of multiple bay
facades, are not to exceed 1:2 without the DDA Design Committee’s
approval.

b.

Two-story buildings: Single bay facades or individual bays of multiple bay
facades, are not to exceed 1:1 without the DDA Design Committee’s
approval.

5.

Roof Type: Many of the commercial roof configurations in the corridor are “flat”

Stepped Parapet

(less than 3:1 roof slope) with parapets that conceal the roof itself:
a.

Existing flat roofs and parapets shall be maintained.

b.

All new retail/office buildings shall have flat roofs and parapets.

c.

Sloping roofs, gabled (6:12) or hipped may be allowed as special
architectural features, particularly for residential townhouse development
subject to review and approval by the DDA Design Committee.

d.

Parapets may be stepped.

e.

Mansard roofs, geodesic domes and A frames are prohibited.
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6.

Fenestration or Window and Door Openings: All facades visible from the street
must be glazed with transparent glass. Opaque glass applications are
prohibited. Glazing on first floor (retail space) to occur generally 1’—to 2'-6"
above the finished floor. Thus, a minimum 1’—to 2'-6" bulkhead is required
beneath a storefront display window. Façade glass areas shall meet the
following requirements:
a.

First floor window area: minimum 40% of façade to 70% maximum.

b.

Second floor window area: minimum 25% of façade to 60% maximum.

c.

Butt-joint glazing is prohibited.

d.

The use of shutters is discouraged on commercial buildings.

e.

Mullion systems are encouraged.

f.

Windows and doorways shall be integrally designed.

g.

Façade openings including windows, doors, porches and colonnades shall
be vertical in proportion.

h.

Sliding doors and windows are prohibited along frontage lines. Roll up
windows may be allowed subject to approval by the DDA Design
Committee.
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7.

Building Materials:
a.

Buildings: The buildings are to be constructed from permanent materials
that will weather handsomely over time, such as brick, stone, masonry, or
other natural materials. The use of bare metal, aluminum or vinyl siding,
mirrored glass and plastic shall not be allowed. Imitation stucco (Dry-Vit,
Sto-Wall, E.I.F.S. and other brands) shall not be allowed below 11’ height.
Imitation stucco type products may be allowed above 11’ in height with
special approval by the DDA Design Committee provided the architecture
is in character with the district. The use of metal panels, wood siding,
and cement board siding are generally discouraged but may be allowed by
the DDA Design Committee if the architecture is in keeping with the
character of the district.

b.

Facade Frame: The facade frame, or wall, shall be brick or stone masonry
constructed principally in a single plane. The top of the parapet wall
shall be flat or step slightly to accentuate end piers unless a sloped roof
is permitted by the DDA Design Committee. The facade frame shall be
capped by a stone coping. Brick or stone shall be laid primarily in
running bond with decorative detail.
i.

Brick: Shall be standard modular brick with common tooled mortar

The pilasters or piers help to define
the store front bays.

joints. Untooled joints, or irregular shaped brick are prohibited.
Brick color (commonly red or tan) and texture (smooth or glazed to
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rough) shall be subject to review and approval by the DDA Design
Committee. Decorative CMU or stucco may be used, subject to
review and approval by the DDA Design Committee, on rear or side
facades.
ii.

Stone: Stone materials shall be smooth finish stone (limestone or
sandstone). The stone shall be light to medium buff color. Pre-cast
limestone manufactured to simulate traditional limestone or
sandstone may be used with the DDA Design Committee’s
approval.

iii.

Metal: Aluminum or painted sheet steel may be permitted after
review and approval by the DDA Design Committee. Color and
finish shall coordinate with that of the window framing system.

c.

Awnings, cornices and window
details along the street face
create visual interest with
shadow lines.

Parapet Cap:
i.

Brick: The brick shall be standard modular brick with common
tooled mortar joints. Untooled joints or irregular shaped brick are
prohibited. Brick color (commonly red or tan) and texture (smooth
or glazed to rough) shall be subject to review and approval by the
DDA Design Committee. Decorative CMU or stucco may be used,
subject to review and approval by the DDA Design Committee, on
rear or side facades.
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ii.

Stone: The stone shall be smooth finish stone (limestone or
sandstone). The stone shall be light to medium buff color. Pre-cast
limestone to simulate traditional limestone or sandstone may be
used with the DDA Design Committee’s approval.

iii.

Metal: Metal shall be aluminum or painted sheet steel if permitted
after review and approval by the DDA Design Committee. The color
and finish shall match that of window framing system.

d.

Storefront Opening:
i.

Framing System: Wood is preferable, however, aluminum or prepainted steel storefront glazing system is acceptable.

ii.

Storefront Opening with clear
glass

Glass: Glass shall be clear. Reflective, mirror, heavily tinted, or
unusually colored glass is prohibited.

e.

Canopies:
i.

Fascia Trim: Fascia trim shall be natural finish aluminum, bronze or
painted metal.

ii.

Soffit: The soffit shall be metal or cement plaster.

iii.

Support Rods: The support rods shall be metal.

iv.

Design: Canopies shall be narrow in elevation, six inches (6”) to
twelve (12”) and flat or slightly angled. Typically, the canopies shall
be flat or slightly angled so that the overall height dimension does
not exceed eighteen inches (18”). Canopies shall be self supporting
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or supported by tension rods. Canopy projections shall be limited
to forty-eight inches (48”).
f.

Awnings:
i.

Design: Awnings shall be traditional in design and must be made
from fabric or similar material, rather than metal, plastic or rigid
fiberglass. Awnings shall not be made of high gloss, shiny or
translucent materials.

ii.

Size: Awnings shall be proportional to the window opening and
compatible in height, length, depth and bulk with the building
façade. Awnings shall not obscure the architectural features of the
building but rather the awnings shall respect the overall building
façade.

iii.

Shape: An awning that is triangular in section sloping outward and
down from the top of the awning or half round is generally
preferred. The DDA Design Committee may approve other awning
shapes, such as round top, box or other unusual shapes, where
such shape is appropriate to the integral architectural design of the
façade.

iv.

Frame: The frame shall be a traditional historic frame. Wood or
metal support structures shall be painted or bronzed.
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v.

Fabric: Fabric shall be standard cloth fabrics in either solid, stripe
or patterns.

vi.

Color: Color shall be a solid through color with the underside of
the awning the same color as the exposed face. A maximum of 3
colors on the awning shall be allowed. Awning colors must be
complementary and compatible with the building façade.

vii.

Location: Awnings shall not cover distinctive architectural features
of the building façade. All awnings shall be attached directly to the
building, rather than supported by columns or poles. First floor

Sample Awning Signage

awnings shall not be located higher than the midpoint between the
highest level of the first floor and the window sill of the second
floor. First floor awnings may encroach upon the frontage line but
must avoid street trees and must provide a minimum clearance of
eight (8’) feet of vertical clearance from the sidewalk surface grade.
Awnings must also be setback a minimum of two (2’) feet from the
road curb. Upper floor awnings shall be permitted only on
vertically proportioned windows, provided the awning is only the
width of the window and encroaches on the frontage line no more
than three (3’) feet and is not used as a back lit sign.
viii.

Side facing faux windows, which
break up a long building facade

Lighting: Internally illuminated or back-lit awnings are prohibited.
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ix.

Awning Signage: Awnings with lettering, symbols and/or other
graphics shall be considered signage and shall be subject to the
City’s signage regulations.

g.

Balconies, Railings and Porch Structures: Balconies, railings and porch
structures shall be metal, stone, wood or pre-cast limestone.

h.

Windows:
i.

Front facing windows shall be clear glass, not reflective or tinted
glass or plexi-glass. Side and rear facing windows may be faux, to
break up long building facades if appropriate, after review and
approval by the DDA Design Committee.

ii.

Second story windows shall maintain the height and width of the
original historic window openings

iii.

Second story window placement is
consistent in historic buildings.

Window muttons shall be wood or metal and shall be painted or
bronzed.

iv.

Curtains or blinds may be permissible subject to review and
approval by the Design Committee.

v.

Window opening shall not be blocked or covered with a solid
material.
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i.

Security Systems:
i.

Security systems shall not cover distinctive architectural features
on the façade.

ii.

Laminated glass or security film must be installed on the inside of
the window or door glass.

iii.

Security bars, solid metal security gates or solid roll-down windows
shall be prohibited.

iv.

Link or grill type security devices shall be permitted only if
installed from inside, within the window or door frames. With
special permission by the DDA Design Committee, link or grill type

Security gates such as these should not be
permitted. All gates should be located behind the
window displays so the view into the building and
the goods offered are fully visible.

security devices may be installed on the outside if the coil box is
recessed and concealed behind the building wall. Security grills
shall be recessed and concealed during normal business hours.
Models that provide a sense of transparency, in light colors, are
encouraged. Other types of security devices fastened to the
exterior walls are prohibited. The preferred location for the link or
grill type of security system is behind the window display so
merchandise is still visible after hours.
v.

Burglar alarms or security cameras shall not be visible from the
street.
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vi.

Any exterior security lighting shall be installed per the Lighting
Section of these Design Guidelines and must meet the lighting
requirements of the City.

8.

Building Colors: Exterior colors shall be compatible with the colors on adjacent
buildings and subject to review by the DDA Design Committee. Proposed colors
shall be specified on the plans. Traditional paint colors are encouraged and
typically no more than three colors shall be used without permission from the
DDA Design Committee. Gaudy or fluorescent colors are prohibited. The
painting of brick or stone is not encouraged. The removal of paint on building
surfaces is encouraged but must be performed in such a way that the original
masonry and mortar is not damaged.

9.

Air Conditioners and other Utility Systems: Air conditioning units shall not be
permitted on the front façade of any building or building façade where there is
a pedestrian entry. Air conditioning units on side or rear walls shall be flush
with the building walls and screened with decorative grills. In no instance shall
the air conditioning drain onto walkways.

10.

Buildings colors should be
compatible not contrasting like
these two building colors.

Mechanical Equipment: Roof top mechanical equipment shall be hidden from
view from adjacent properties and from the rights-of-way.
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K.

Side and Rear Façade Design.
Whenever a side or rear façade is visible from a public street, or if parking is located at the
side or rear of the building, the façade shall be designed to create a pleasing appearance, in
accordance with the following design criteria:
1.

Design: Rear and side storefronts shall be similarly designed as front facades
described above.

2.

Parapet: If a parapet is used, the top of the parapet wall shall be flat or stepped
slightly to accentuate end piers. If no parapet is used, downspouts shall be located at
the outer sides of the facades, not in the middle of the façade.

3.

Materials: Materials and architectural features similar to those present on the front of
the building shall be used on the side or rear façade. Acceptable materials include
brick, stone and precast limestone. Decorative CMU (concrete masonry unit) or stucco
may be permitted with permission by the DDA Design Committee. The buildings are
to be constructed from permanent materials that will weather handsomely over time,
such as brick, stone, masonry, or other natural materials. The use of bare metal,
aluminum or vinyl siding, mirrored glass and plastic shall not be allowed. Imitation
stucco (Dry-Vit, Sto-Wall, E.I.F.S. and other brands) shall not be allowed below 11’
height. Imitation stucco type products may be allowed above 11’ height with special
DDA Design Committee’s approval provided the architecture is in character with the
historic nature of the district. The use of metal panels, wood siding, and cement
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board siding are generally discouraged but may be allowed by the DDA Design
Committee if the architecture is in keeping with the historic nature of the district.
4.

Service Areas: Trash receptacle and service areas shall be completely screened with
landscaping, a fence, a wall, or a combination thereof.

5.

Open Space: Open areas shall be landscaped with lawn, ground cover, ornamental
shrubs and trees. On every site involving new development or redevelopment,
foundation plantings adjacent to the building may be required at the discretion of the
DDA Design Committee. The species and design shall be identical to or compatible
with the landscaping schematic for the approved DDA Streetscape.

6.

Streetscape: The area within the right-of-way between the curb and building shall be
identical to or compatible with the approved DDA streetscape scheme.

7.

Roof Top Mechanical Equipment: Roof top mechanical equipment shall be hidden
from view from adjacent properties and from the rights-of-way.

L.

Lighting.
Exterior lighting must be placed so that sidewalks and parking areas are properly lighted to
facilitate the safe movement of pedestrians and vehicles and provide a secure environment.
Exterior lighting can also be used to highlight special architectural features of buildings.
1.

Indirect Lighting

Type: Pole lighting shall be compatible with the approved DDA Streetscape-style street
lamps. Floodlights, wall pack units, other types of unshielded lights, and lights where
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the lens is visible outside of the light fixture are not permitted. Neon lighting is not
encouraged. Lighting style shall be compatible with approved DDA Streetscape.
2.

Lighting Source: The lighting source shall not be directly visible from adjoining
properties. The lighting shall be shielded so as to direct the light onto the site and
away from adjoining properties.

3.

Intensity: In parking areas, the light intensity shall average a minimum of 1.0 foot
candle, measured five (5) feet above the surface. In pedestrian areas, the light
intensity shall average a minimum of 2.0 foot candles, measured five (5) feet above
the surface. Lighting shall not be flashing, pulsating or project unshielded glare onto
the sidewalks or roadways.

4.

Height: The maximum height of light poles to the top of the fixture shall be twenty
(20) feet high.

M.

Parking.
The following parking and parking lot design guidelines shall be highly encouraged:
1.

Parking Lot: New parking lots shall generally be located at the side or in the rear of
the building, if possible. Parking in front of a building shall be minimized unless the
DDA Design Committee determines that parking in front of the building would be
acceptable for any of the following reasons:
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a.

Marketability of the site would be greatly impaired by parking in the rear of the
building.

b.

Front yard parking is required to maintain the continuity of front building setbacks
in the block while making efficient use of the site, or

c.

Front yard parking is required for the purposes of traffic safety and to
minimize driveway curb cuts where the new parking lot is proposed to connect
with one or more parking lots on adjoining parcels.

2.

Parking: Parking located in front or on the side of a building shall be screened from
the road with a thirty inch (30”) to four foot (4’) high decorative brick, stone or other
masonry wall complementing the adjacent buildings. A continuous evergreen hedge
or decorative ornamental fence may be allowed with the DDA Design Committee’s
approval. Screen wall openings for vehicular and pedestrian access shall have a
maximum width of (25’) twenty-five feet. Sight clearance must be maintained. Any
required fencing shall be decorative iron rather than chain link fence.

3.

Pavement: Paving shall be confined to the minimum area necessary to comply with the

Sample Parking Lot Screening

City of Inkster parking requirements, in order to maximize the amount of land area
left for landscaping and open space.
4.

Parking Spaces: Parking spaces located adjacent to residential buildings and uses shall
require the following:
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a.

A six (6) foot high decorative brick wall shall be required between nonresidential and residential uses.

b.

Wherever feasible, a five foot wide opening(s) shall be provided in the wall to
encourage and connect to existing or future pedestrian pathway systems
located on adjacent parcels.

5.

Parking Lot Screening: A hedge, ornamental fence, decorative wall, or combination of
above, with a vertical rise of thirty (30) inches shall be developed to screen parking
lots from the public rights-of-way.

N.

Sidewalk Displays.
Sidewalk displays shall be permitted directly in front of a business establishment provided
at least five (5) feet of clearance is maintained along pedestrian circulation routes. Displays
are required to comply with the following:
1.

Size: Display cases shall be located against the building wall and shall not be more
than two (2) feet deep. The display area shall not exceed fifty (50%) percent of the
length of the storefront.

2.

Hours and Materials: Display cases shall be permitted only during normal business

Windows and sidewalk displays
promote pedestrian activities and
encourage people to linger.

hours, and shall be removed at the end of the business day. Cardboard boxes, pallets
& plastic containers shall not be used for sidewalk displays.
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3.

Maintenance and Style: Sidewalk displays shall maintain a clean, litter-free and wellkept appearance at all times and shall be compatible with the colors and character of
the storefront from which the business operates.

O.

Courtyards and Plazas.
1.

Design: Exterior public and semi-public spaces, such as courtyards or plazas, shall be
designed to enhance surrounding buildings and provide functional amenities for the

Pedestrian Plaza

users.
2.

Composition: Exterior public or semi-public spaces shall include textured paving,
landscaping, lighting, fountains, street trees, benches, trash receptacles and other
items of street furniture, as appropriate.

3.

Outdoor Seating

Edges: Courtyards shall have recognizable edges defined on at least three sides by
buildings, walls, elements of landscaping, and elements of street furniture, in order to
create a strong sense of enclosure.

4.

Integration: Courtyard and plazas shall be connected to the public sidewalk pathway
system.
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P.

Outdoor Cafes, Outdoor Eating Areas and Open Front Restaurant (i.e.
Window Service).
1.

Size: Any outdoor eating area outside of the building footprint shall not exceed fifteen
percent (15%) of the gross floor area of the ground floor level of the principal
building.

2.

Location: Outdoor eating areas (with the exception of sidewalk cafes) shall be located
no closer than five (5) feet from any street right-of-way or any vehicular parking or
maneuvering areas. Such eating areas shall be separated from all vehicular parking

Decorative vending
machines that match the
approved streetscape
may be approved for
outside installation after
review and approval by
the City.

and maneuvering areas by means of a greenbelt, wall, or architectural feature.
3.

Location and Screening: The outdoor eating area shall not be located within fifty (50)
feet of any properties used or zoned for single family residential purposes. The area
shall be completely screened from view from all single family residential properties by
an obscuring wall or greenbelt, in compliance with this Ordinance.

4.

Maintenance: The outdoor eating area shall be kept clean and void of litter at all
times. Fences or landscaping shall be provided to control blowing debris.

5.

Vending Machines: All vending machines and arcades shall be located within a
completely enclosed building.

6.

Outdoor Sidewalk Cafes: Outdoor sidewalk cafes shall be subject to the following

Sidewalks in
commercial areas
should be pedestrian
friendly and promote
social activities like
these examples.

guidelines:
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a.

A minimum of five (5) feet of sidewalk along the curb and leading to the
entrance to the establishment must be maintained free of tables, chairs and
other encumbrances to allow for pedestrian circulation. If the sidewalk is not
wide enough to allow for a five (5) foot wide clearance for circulation, the cafe
shall not be permitted. Planters, posts with ropes, or other removable
enclosures are encouraged and shall be used to define the area occupied by the
outdoor seating.

b.

Sample table and chairs that
are compatible with the
approved streetscape.

Pedestrian circulation and access to store entrances shall not be impaired. Thus,
a boundary (maximum encroachment width and length) into the public sidewalk
shall be established, with an accessible aisle being maintained between this line
and the curb, in accordance with the provisions of the national Americans with
Disabilities Act (ADA) and Michigan Barrier Free requirements.

c.

The operators of the outdoor cafe shall be responsible for a clean, litter-free,
and well-kept appearance within and immediately adjacent to the area of the
tables and chairs. Additional outdoor trash receptacles shall be required.
Written procedures for cleaning and trash containment and removal

Outdoor seating brings life to
the street.

responsibilities of the cafe must be noted on the site plan to the satisfaction of
the City.
d.

Tables, chairs, planters, trash receptacles, and other elements of street
furniture shall be compatible with the architectural character of the adjacent
buildings. If table umbrellas will be used, they shall complement building
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colors.

e.

Additional signs shall not be permitted, beyond what is permitted for the
existing restaurant.

f.

The hours of operation for the outdoor seating area shall be established and
noted on the plan.

g.

Preparation of food and beverages shall be prohibited in this outdoor area. The
sale and consumption of alcohol are governed by the Michigan Liquor Control
Act and local ordinance.

h.

Liability issues for use of the public sidewalk shall be addressed and reviewed
by the City Attorney.

Q.

Mechanical Equipment.
1.

Mechanical Equipment: All air conditioning units, HVAC systems, exhaust pipes or
stacks, elevator housing and satellite dishes and other telecommunications receiving
devices shall be thoroughly screened from view from the public right-of-way and from
adjacent properties, by using walls, fences, roof elements, penthouse-type screening
devices or landscaping.

2.

Fire Escapes: Fire escapes shall not be permitted on a building's front facade. In
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buildings requiring a second means of egress pursuant to the local building codes,
internal stairs or other routes of egress shall be used.
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R.

Service Access.
1.

Service Alley: A service alley or designed loading space shall be reserved at the rear of
the building.

S.

Festival Space.
Within each large commercial development or district corridor, festival space should be
reserved for pedestrian gatherings. A pedestrian friendly space (urban plaza or park) can be
used for seasonal and special events (e.g. art fairs, winter festivals, holiday events, etc.)

Festival Space: Downtown
Farmington built this pavilion, with
restrooms, to hold special events
throughout the year. The building
and park were retrofitted into an
existing strip commercial center
and parking lot.

Urban Park in
downtown Northville.

Farmers Market
in Holland,
Michigan.
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T.

Streetscape.
Many elements placed in the streetscape (public realm) help create a sense of place by
defining boundaries through common elements, colors, and furnishings. These elements
may include: decorative light poles with banners, ornamental benches and trash receptacles,
parking meters, kiosks, fountains, art and sculptures.
Ornamental trash
receptacles
Light poles with
banners

Decorative bus stop

Water elements can bring tranquility to a
space

Public art can help break up long facades
like this example in the City of Wayne.

Kiosk

Flower pot
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S e c t i o n

I I I .

S I G N

R E V I E W

G U I D E L I N E S

Sign review and approval is required for all uses in the DDA District in accordance with the City of
Inkster Zoning Ordinance and shall be performed by the City. Consideration of the sign guidelines
herein shall be exercised by the City of Inkster with exceptions to these sign review guidelines
permitted at the City’s discretion.

A.

This signage clutter overpowers the
building face and limits views into and
out of the store.

Permit.
No sign shall be erected within said district without first securing a permit from the City.

B.

Drawing.
Upon request for a permit to erect a sign within said district, the applicant shall provide a

Although quality
building materials were
used, the sign clutter
detracts from the
storefronts and facade.

drawing indicating the location on the building to which the sign is intended to be attached.
If the sign is intended to be unattached, the applicant shall provide a drawing indicating the
location on the sign in relation to the building and street right-of-way or curb.

C.

Prohibited Signs.
Prohibited signs are signs that:
1.

Contain or are an imitation of an official traffic sign or signal or contain words such as
“stop”, “go slow”, “caution”, danger”, “detour”, “warning”, or similar words or any other
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words, phrases, symbols or characters, in such a manner as may interfere with, mislead
or confuse traffic.
2.

Are of a size, location, movement, content, coloring or manner of illumination, including
but not limited to flashing lights, which may be confused with or construed as a traffic
control device or which hide from view any street sign or signal.

3.

Advertise an activity, business product or service once conducted or available on the
premises upon which the sign is located, but which is no longer conducted or available on
such premises. The owner of such premises shall have signs removed within thirty days
after termination of the activity, business, product or service which the sign advertises.

4.

Are applied graffiti with the intent to deface the building. Graffiti shall be removed
immediately in a manner that does not destroy the integrity of the existing building
materials.

D.

Sign and lighting can be made architecturally
compatible with building exteriors, like this
sign with its companion goose neck style light
fixtures.

Location.
1.

The erection of poles in the public rights-of-way is prohibited except that such
prohibition shall not apply to:
a.

Public utilities that require the erection of poles to provide services rendered by
them.

b.

The erection of poles for installation of traffic control signs or devices.
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c.

A public or private entity has been granted permission by the governing body
with jurisdiction over the roadway.

2.

No sign shall be erected which shall be less than eight (8) feet from ground level
measured vertically from the bottom of said sign to ground level.

3.

Business signs shall not be located on the second story façade of the building.

4.

No sign shall be erected within a distance of ten (10) feet measured horizontally from
any fire hydrant, traffic light or street lighting poles, nor shall any sign be erected in
any location where, by reason of traffic conditions, fire or explosion hazards, it would

Signs located above the
transom are encouraged.

imperil public safety or interfere with the function of the fire department.
5.

Signs shall be prohibited from extending, in any manner, into or over public rights-of
way traveled, or intended for use by motorized vehicles.

6.

Signs shall be located either in the panel located above the awning or transom
windows, on the canvas awning, on the window or door glass, on the transom window
area or on a small projecting sign.

E.

Sign Size.
a.

The total surface area of all wall signs shall generally not exceed one and one-half (1
1/2)

square feet per lineal foot of building frontage, not to exceed one-hundred (100)
Roof top signs shall be prohibited.
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square feet. The sign size shall fit the existing features of the building and shall not
cover up architectural details.
b.

The total area of freestanding ground signs shall generally not exceed one-half (1/2)
of a square foot per lineal foot of lot frontage, not to exceed twenty-five (25) square
feet for a single face sign, fifty (50) square feet for a double face sign, or a total of
fifty (50) square feet of surface for any other sign configuration.

c.

If a facade is shared by more than one premise, the total sign area available to the
facade under the terms of these guidelines shall be allocated so that the sign area
available to each premise bears the same proportion that the facade area bears to the
total façade area.

F.

Consideration should be given
to the reduction of large pole
signage such as the Burger
King and the Little Caesars
signage in the photo.

Projecting Signs.
Individual projecting signs to be mounted perpendicular to building facade may be
permitted subject to the following:
1.

The signboard shall not exceed eight (8) square feet.

2.

No signs shall be mounted above the first floor of the building.

3.

The distance from the ground to the lower edge of the signboard shall be eight (8)
feet minimum.

4.

The distance from the building wall to the signboard shall not exceed six (6) inches.
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5.

The width of the signboard shall not exceed three (3) feet.

6.

The height of the l.ettering, numbers or graphics shall not exceed eight (8) inches.

7.

The projecting signs shall be limited to one (1) sign per business. Projecting signs are
not permitted in conjunction with wall-mounted, freestanding or applied letter signs.

8.

The outside edge of a projecting sign shall not extend more than 42” from the face of
the building that it is attached to.

G.

Applied Lettering.
Applied letters may substitute for wall-mounted signs, if constructed of painted wood,

Sample Street Addresses

painted cast metal, bronze, brass or black anodized aluminum. Applied plastic letters shall
not be permitted. The height of applied letters shall not exceed eight (8) inches.

H.

Wall-Mounted Signs.
Wall-mounted signs may be permitted subject to the following:
1.

The sign shall be affixed to the front facade of the building, and shall project outward
from the wall to which it is attached no more than six (6) inches.

2.

The area of the signboard shall not exceed five (5%) percent of the ground floor
building facade area, or twenty-four (24) square feet, whichever is less.
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3.

The maximum permitted height is fifteen (15) feet above the front sidewalk elevation,
and shall not extend above the base of the second floor windowsill, parapet, eave or
building facade.

4.

The height of the lettering, numbers or graphics shall not exceed eight (8) inches.

5.

The sign shall be granted to commercial uses occupying buildings facing on public
streets only and shall not be allocable to other uses.

6.

I.

Wall mounted sign

The wall-mounted signs shall be limited to one (1) sign per business.

Painted Window or Door Sign.
Painted window or door signs may be permitted, provided the following guidelines are met:
1.

The sign shall not exceed ten (10%) percent of the window or door area, or four (4)
square feet, whichever is less.

2.

The sign shall be silk-screened or hand painted.

3.

The height of the lettering, numbers or graphics shall not exceed four (4) inches.

4.

The painted window door signs shall be limited to one (1) sign per business, painted
on either the window or the door, but not on both. Florissant and gaudy colors are

Painted window signs

prohibited.
5.

The painted window or door signs may be in addition to only one of the following: a
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wall-mounted sign, a free standing sign, an applied letter sign, a projecting sign or a
valance awning sign.
6.

J.

Applied vinyl window or door signage shall be evaluated on a case by case basis.

Awning and Canopy Signs.
Awnings or canopies used to advertise a business shall be made of cloth or material
resembling cloth. Awning signs may be permitted for ground floor uses only provided the
following guidelines are met:
1.

If acting as the main business sign, it shall not exceed ten (10) square feet in area, and

Canopy Sign

the height of the lettering, numbers or graphics shall not exceed eight (8) inches.
2.

If acting as an auxiliary business sign, it shall be located on the valance only, shall not
exceed four (4) square feet in area, and the height of the lettering, numbers or
graphics shall not exceed four (4) inches. No awning sign shall extend vertically or
horizontally beyond the limits of the awning.

3.

Limited to two (2) such signs per business, on either awning or valance, but not on
both.

4.

If acting as the main business sign, it shall not be in addition to a wall-mounted sign.

5.

Internally illuminated awning signs are prohibited. Indirect awning lighting is
permitted after review and approval by the DDA Design Committee.

K.

Free Standing Signs.
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One (1) free-standing sign may be provided, subject to the following conditions:
1.

The building where the business, to which the sign refers, shall be set back a
minimum of five (5) feet from the street line.

2.

The area of the signboard shall not exceed three (3) square feet.

3.

The height of the lettering, numbers or graphics shall not exceed four (4) inches.

4.

The height of the top of the signboard, or of any posts, brackets or other supporting

Signage like this
produces visual clutter
and is motorist
oriented, not
pedestrian oriented.
This is example of bad
signage.

elements shall not exceed six (6) feet from the ground.
5.

The signboard shall be professionally constructed of wood, with wood or cast iron
brackets, and shall be architecturally compatible with the style, composition,
materials, colors and details of the building.

6.

The sign shall be located within four (4) feet of the main entrance to the business and
its location shall not interfere with pedestrian or vehicular circulation.

7.

Free-standing signs shall be limited to one (1) sign per building and shall not be in
addition to wall-mounted, applied letters or projecting signs.

L.

Sample Ground Sign.

Corner Business Signage.
Businesses located in corner buildings are permitted one sign for each street frontage.
Awning Sign

M.

Service Entry Signage.
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Businesses with service entrances may identify these with one (1) sign not exceeding (2)
square feet.

N.

Directional Signage.
One (1) directional sign, facing a rear parking lot, may be erected. This sign may be either
wall-mounted on the rear facade, projecting or free standing, but shall be limited to three (3)
square feet in area.

O.

Restaurant and Café Signage.
In addition to other signage, restaurants and cafes shall be permitted the following, limited
to one (1) sign per business:
1.

A wall-mounted display featuring the actual menu as used at the dining table, to be
contained within a shallow wood or metal case, and clearly visible through a glass

Menu Board
Examples

front. The display case shall be attached to the building wall, next to the main
entrance, at a height of approximately five (5) feet, shall not exceed a total area of two
(2) square feet, and may be lighted.
2.

A sandwich board sign, as follows:
a.

The area of the signboard, single-sided, shall not exceed five (5) square feet.
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b.

The signboard shall be constructed of wood, chalkboard or finished metal.

c.

Letters may be painted or hand written.

d.

The sign shall be located within four (4) feet of the main entrance to the
business and its location shall not interfere with pedestrian or vehicular
circulation.

e.

The information displayed shall be limited to daily specials and hours of
operation.

f.

P.

The sign shall be removed at the end of the business day.

Sign Design Guidelines.
1.

Signs affixed to the exterior of a building shall be architecturally compatible with the
style, composition, materials, colors and details of the building, as well as with other
signs used on the building or in its vicinity.

2.

Signs shall fit within the existing facade features, shall be confined to signable areas,
and shall not interfere with door and window openings, conceal architectural details
or obscure the composition of the facade where they are located. Signs shall be placed
on a facade only in a manner historically appropriate to the style of the building.

3.

Whenever possible, signs located on buildings within the same block-face shall be
placed at the same height, in order to create a unified sign band.
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4.

Wood and painted metal are the preferred materials for signs. Flat signs should be
framed with raised edges. Signs using wood shall use only high-quality exterior grade
wood with suitable grade finishes. Sign materials shall be durable in nature.

5.

Sign colors should be compatible with the colors of the building facade. A dull or
matte finish is recommended, for it reduces glare and enhances legibility.

6.

Sidewalk/Sandwich Board Signs

Signs shall be spot-lighted (indirect lighting such as gooseneck light fixtures) with a
diffused light source. Spot-lighting shall require complete shielding of all light
sources; light shall be contained within the sign frame and shall not significantly spill
over to other portions of the building, or site. Warm fluorescent bulbs may be used to
illuminate the interior of display cases. Neon signs are allowed only with special
permission from the DDA Design Committee and when placed inside the display case
to insure low intensity colors.

7.

Signs shall be mounted so that the method of installation is concealed. Signs applied
to masonry surfaces should be mechanically fastened to mortar joints only and not
directly into brick or stone. Drilling to provide electrical service should also follow
the same rule.

8.

Signage quantity shall be kept to a minimum and temporary signage shall be removed
when in disrepair.

9.

Each business shall identify the number of its address within the signboard. One (1)
sign facing each street or parking lot may be permitted.
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Q.

Wayfinding Signs.
Wayfinding Signs help pedestrians orient themselves in urban environments and identify
pedestrian amenities, such as parking, restrooms, and parks as well as retail locations.
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APPENDIX A
Definitions
Terms used throughout this section shall take their commonly accepted meanings unless defined
herein. When there are conflicts between the definitions herein and others, the definitions of this

Awning

section shall take precedence.
1.

Alteration: Any addition or modification of any portion of the exterior of a building or
designated feature that is visible from the public street, sidewalk, alley or park which
changes the architectural style, arrangement, texture, or material of the building or feature
or significantly changes the color.

2.

Awning: A roof like cover located at the top of the store front and above windows meant to
give shelter from the elements.

3.

Bracket: An overhanging member that projects from a structure (as a wall) and is usually

Traditional Bulkheads

designed to support a vertical load or to strengthen an angle.
4.

Building Height: The vertical distance measured from the established grade at the center of
the building at the frontage line to the highest point of the roof surface in a flat roof, to the
deck line for a mansard roof, to the mean height level between the eaves and the ridge for a
hip, gable and gambrel roofs.
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5.

Building Alignment: A line usually parallel to a property line beyond which a structure may
not extend. This generally does not apply to uncovered entrance platforms, porches,
Simplified Bulkhead

terraces or steps.
6.

Bulkhead: The bottom part of the storefront face that is typically 1-2 feet high and carries
the storefront display window.

7.

Canopy: A roof-like cover located at the top of the store front entry door meant to give
shelter from the elements.

8.

Cantilever: A projecting beam or part of a structure supported only at one end.

9.

Construction: The act of adding an exterior addition to an existing structure or the erection

Contemporary
Canopy

of a new principal or accessory structure on a lot or property.
10.

Cornice: A horizontal trim band of metal or wood that adds a decorative top crown to a
storefront, (storefront cornice), or to the top of the wall where the wall meets the roof,
(upper cornice).

11.

Cupola: A small domed structure surmounting a roof.

12.

Demolition: The act of razing or destroying, whether entirely or in part, a resource.
Demolition includes but is not limited to demolition by neglect.

13.

Design Committee: Three to five members as designated by the City, including DDA and
Planning Directors, established by the City to review site improvements and façade
renovations funded in part or whole by DDA funds.
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14.

Display Window: The window glazing and framing designed to allow for street and
sidewalk viewing of window displays and products. Historically, the windows are typically
clear so they provide maximum light and viewing exposure.

15.

Display Window

Dormer: A vertically set window on a sloping roof; the roofed structure housing such a
window.

16.

Exterior Architectural Appearance: The architectural character and general composition of
the exterior of a structure, including, but not limited to, the kind, color, texture and
dimension of the building material, and the type, design, color and character of all windows,
doors, light fixtures, signs and accessory elements.

17.

Façade: The exterior wall of a building exposed to public view.

18.

Fenestration: The arrangement, proportioning and design of windows and doors in a

Dormers

building.
19.

Front Lot Line: The line separating the lot from the street right-of-way.

20.

Front Yard: A yard extending the full width of the lot, the depth of which is the minimum
horizontal distance between the front lot line and the required setback.

21.

Gable Roof: A roof having a gable at one or both ends; a ridged roof that slopes up from

Fenestration

only two walls. A gable is the triangular portion of the end of a building from the eaves to
the ridge.
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22.

Hardscape: Any exterior paving such as driveways, sidewalks, patios and terraces which
are constructed of a brick paver, stone, compacted gravel, concrete or bituminous concrete
surface.

23.

Hipped Roof: A roof with four uniformly pitched sides; a roof which rises by inclined
planes from all four sides of a building.

24.

Historic District: An area or group of areas not necessarily having contiguous boundaries,
that contains a resource or a group of resources that are related by history, architecture,
archeology, engineering or culture.

25.

This structure has a peaked gable
roof with three window dormers on
the roof.

Historic Preservation: The identification, evaluation, establishment and protection of
resources significant in history, architecture, archeology, engineering or culture.

26.

Landscaping: Any modification or embellishment of the plant cover or hardscape
pavement of a property or resource.

27.

Major Architectural Change: A change in the roof pitch, structural additions or removals,
covering or replacement of decorative trim or exterior trim which is not similar in texture,
dimension or proportion to the original, and changes to door and window openings.

Brick paver hardscape
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28.

Marquee: A permanent roof-like structure or canopy, supported by and extending from the
face of the building. A marquee sign is a sign attached to or supported by a marquee
structure. The structure extends from part or all of a building face, and is constructed

Marquee Sign

entirely of noncombustible materials. Generally it is flat on the top and the bottom and may
have a business or building name on the flat vertical surface.
29.

Masonry: The building block units such as brick or stone which make up the wall surface.
Masonry units are laid in one of many patterns and may be laid in decorative, ornamental
patterns to accent special parts of the building like the windows.

30.

Massing: The combination of the different elements creating the bulk and shape of the
building.

31.

Mullion: A slender, decorative vertical member that forms a division between units of a
window, door or screen.

32.

Square Masonry Block

Mural: A design or representation which is painted or drawn on the exterior of a structure
and which does not advertise a business, product, service or activity.

33.

Nonresidential: Any resource containing commercial, office or institutional uses.

34.

Opaque: The blocking of the passage of light.

35.

Ordinary Maintenance: The keeping of a resource in good condition through ongoing

Mullion

minor intervention, undertaken from time to time, in its exterior condition. Ordinary
maintenance does not change the exterior architectural appearance of the resource except
through the elimination of the usual and expected effects of time and weathering. Ordinary
Downtown Development Authority
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maintenance, such as repainting, repairing broken windows and caulking does not
constitute “work” for the purposes of this section. (See “work” definition).
36.

Painting: Applying a different color of paint or stain over what is currently visible on the
exterior of the resource. (See repainting definition).

37.

Parapet: The extension of a false front or wall above a roof line. The parapet low wall or
railing is often used to protect or decorate the edge of a platform or roof and is sometimes
called a parapet wall.

38.

Picture Window: A large window whose bottom ledge is not more than waist high, which
includes a dominant fixed sash area, though a movable sash may also be enclosed by the
frame. The fixed sash area is usually wider than it is high.

39.

The parapet cap detail shown adds interest to
the building and should be encouraged in
new development.

Pilaster: A rectangular column, usually ornamental, that is set into the wall to create shadow
lines and break up a long façade.

40.

Rear Lot Line: The lot line which is opposite and most distant from the front lot line of the
lot.

41.

Rear Yard: A yard extending across the full width of the lot, the depth of which is the
minimum horizontal distance between the rear lot line and the required setback.

42.

Recessed Entry: An entry that is set back from the front building line to allow for protection
of the door from the elements and to prevent doors swinging out into the sidewalk area.

43.

Rectilinear: Characterized by straight lines.
Parapet Wall
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44.

Repair: To restore a decayed or damaged resource to a good and sound condition by any
process. Repairs which do not change the exterior architectural appearance of a resource
except through the elimination of the usual and expected effects of time and weathering do
not constitute “work”. (See “work” definition).

45.

Repainting: Applying the same color paint or stain as currently exists on the exterior of a
resource as a part of ordinary maintenance. Repainting does not constitute “work” for the
purpose of this chapter.

46.

Residential: Any resource which is used as a dwelling for one or more families that does
not contain commercial, office, or institutional uses other than that which is permitted as a
bed and breakfast, home business or home occupation.

47.

Ridge Line: The horizontal line at the junction of the upper edges of two sloping roof
surfaces.

48.

Roof Decks: The flat portion of a roof, used as a terrace.

49.

Roof Line: The contour or shape of a roof.

50.

Sash: The framework in which panes of glass are set in a window or door; also; such a
framework together with its panes forming a usually moveable part of a window.

51.

Scale: The size of the structure or building relative to the size of the surrounding
structures.
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52.

Setback: The minimum distance between a property line and a building, or portion thereof,
as required by ordinance or code.

53.

Side Lot Line: Any lot line that is not a front lot line or rear lot line. A side lot line
separating a lot from a street is a side street lot line. A side lot line separating a lot from
another lot, or lots, is an interior lot line.

54.

Side Yard: A yard between a main building and the side lot line, extending from the front
yard to the rear yard.

55.

Sign: A name, identification, description, display or illustration which is affixed or applied
to or represented directly or indirectly upon a building or other structure or zoning lot, and
which directs attention to an object, product, place, activity, person, institution,

Sign Zone

organization or business. For purposes of the Design Guidelines, heritage murals shall be
evaluated on an individual basis.
56.

Sign Area: The area of a sign shall be computed as the area circumscribed by a
parallelogram, triangle, circle or semi-circle, or any combination of these figures, which
includes all of the display area of the sign including the frame surrounding the display area.

57.

Sign Zone: On many traditional storefronts, the signage was intended to go in a narrow
band above the storefront called the sign zone.

58.

Storefront: The front side of a business establishment or building facing the main street.
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59.

Transition Line: A horizontal line extending the full width of the façade expressed by a one
(1) foot material change, a trim line or a balcony a minimum of 2 ½ feet in depth.

60.

Transom Window: The panes of glass above the display window and entry separated by a
horizontal bar of wood allowing for the addition of natural light into the building.

61.

Window Lintel: The top horizontal structural beam over a window which supports the
weight of the wall above it. Typically the window lintel is made of steel, stone or wood.

62.

Window Panes: A flat sheet of glass, cut to size for glazing a window, door, etc. The glass
pane is often of a small size.

63.

Simplified Transom Windows

Window Sill: The bottom, horizontal member of a window frame made typically of stone,
brick or wood.

64.

Work: Any activity which changes the exterior architectural appearance of a resource.

Ornate Transom Window
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APPENDIX B
Project Examples/Case Studies
The following illustrations show examples of how existing buildings and sites can be enhanced and upgraded utilizing the
design guidelines of this report. We have selected the following sites:
Gracie See Pasta-Ria:
The rooftop sign was removed. A traditional parapet with decorative cornice was added. The existing paint scheme was removed from the exterior
and the original brick was restored. Architectural features were added to the front façade and side facades to break up the long windowless walls.
Window signage was removed and fabric awnings with appropriately scaled signage were added. Window boxes with flowers were installed. An
outdoor seating area with table, chairs, and umbrellas were added to service the restaurant and adjacent Dairy Queen (DQ). Ornamental fencing
with brick piers was installed to screen vehicular parking areas.

J. M. B. Country Bar:
The boarded up windows were restored and opened up. Fabric awnings and indirect decorative-lighting was added. The sign was removed and new
awning signage was added. The steel doors were removed and replaced with replica wooden doors. The upper windows were replaced with historic
pane-on-pane windows. The entire façade was power-washed and cleaned. Two-story, mixed-use buildings, were added to the south and east of the
existing historic (circa 1925) building. Parking will be located in the rear.

Community Core: Inkster/Michigan Avenue (US-12) Intersection:
This area reflects the community core and previous civic center. Mixed-use retail and office development is proposed for the northwestern,
northeastern, and southeastern corners. Since the existing shopping center is located at the southwestern corner, out buildings will be installed to
break up the sea of asphalt parking lot. A gateway feature and pedestrian plaza is planned for this corner as well.
New mixed-use development will be minimum 2 stories and will front Inkster Road and Michigan Avenue (US-12) with zero front yard setbacks.
Corner buildings should be more prominent and contain 3 or more stories or an architectural feature (e.g. clock tower). Parking will be located to
the rear and side lots. All parking visible from the public viewshed will be screened by a combination of brick piers, ornamental fencing and
Downtown Development Authority
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landscaping.
The existing library will be converted into a nature center to take advantage of its proximity to the Rouge River greenway. The old city hall will be
converted into the new Library and a new police station/public safety administrative offices and court facilities may be constructed along Inkster
Road. The existing fountain will be restored and upgraded and a promenade will be installed to provide a “village green” and areas for pedestrian
gatherings and special events. The exterior of the Ice Rink may be renovated or a new outdoor venue will be constructed in its place. A trailhead
with parking and pedestrian pathways will be added to the River Rouge greenway.
On street parallel parking will be permitted in commercial areas along Michigan Avenue (US-12). Streetscape furnishings, such as ornamental light
poles with banners, trash receptacles, benches, flower pots, pedestrian crossings and signage will be installed in the community core area. The
commercial and office development will be supported by higher density housing including: row housing, loft apartments, and multi-family
dwellings.
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COMMUNITY PLANNING CONSULTANT
McKENNA ASSOCIATES, INCORPORATED
Community Planning - Urban Design - Landscape Architecture
235 East Main Street, Suite 105
Northville, Michigan 48167
Tel.: (248) 596-0920

Fax: (248) 596-0930

McKenna Associates, Inc. is the largest firm in the Midwest dedicated to quality of place by providing community planning, urban design, landscape architecture, economic development,
and related services to communities and select private clients. Our professionals provide efficient service with a firm commitment to the public good, recognizing their responsibility for
technical and creative leadership. Each client of the firm has access to a team of planning and design professionals who are at the forefront of planning, zoning, economic development,
and design practice.
Phillip C. McKenna AICP, PCP ........................................................................................................................................................... President
Terry Croad, AICP, ASLA ........................................................................................................................... Vice President/Project Manager
Sabah Aboody-Keer ............................................................................................................................................. Senior Graphics Specialist
Andrew Robertson ................................................................................................................................................................. Graphics Design
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