
CHARTER TOWNSHIP OF VAN BUREN 
PLANNING COMMISSION AGENDA 

Wednesday, February 13, 2019 – 7:30 PM 
Van Buren Township Hall 

46425 Tyler Road 
 
CALL TO ORDER: 
 
ROLL CALL: 
 
APPROVAL OF AGENDA: 
 
MINUTES: 
 
ITEM #1:   Approval of minutes from the regular meeting of January 23, 2019.  
      
CORRESPONDENCE:  
 
PUBLIC HEARING: 
 
ITEM #1:   ZONING ORDINANCE TEXT AMENDMENT 
 
TITLE:  A proposed amendment which modifies the requirements of section 7.205 of 

the Zoning Ordinance regarding the placement of fences in the front yard of 
non-single-family residential districts.  

 
ACTION ITEMS:   
 A. Public Hearing is opened. 
 B. Public Comment. 
 C. Public Hearing is closed. 
 
NEW BUSINESS:  
 
ITEM #1:  Case 19-005-  SITE PLAN AMENDMENT 
 
TITLE:  The applicant, Trowbridge Homes Construction, is requesting an amendment to the 

approved site plan for the Cobblestone Ridge Estates Development to allow for 
additional elevations to be constructed in the subdivision. 

 
LOCATION: Cobblestone Ridge is located on the south side of W. Huron River Drive between 

Rawsonville and Sumpter Roads.  
 

ACTION ITEMS: 
A. Presentation by Applicant. 
B. Presentation by Township Staff. 
C. Planning Commission discussion. 
D. Planning Commission considers the site plan amendment. 

 
 
 
 
 
 
 



ITEM #2:  Case 19-004-  SITE PLAN AMENDMENT 
 
TITLE:  The applicant, BK Development Group, is requesting an amendment to the 

approved site plan for the Cobblestone Creek Woodlands Development to allow for 
a single additional elevation to be constructed in the subdivision. 

 
LOCATION: Cobblestone Ridge is located on the south side of W. Huron River Drive between 

Rawsonville and Sumpter Roads.  
 

ACTION ITEMS: 
A. Presentation by Applicant. 
B. Presentation by Township Staff. 
C. Planning Commission discussion. 
D. Planning Commission considers the site plan amendment. 

 
 
ITEM #3:  Case 19-003- PHANTOM FIREWORKS- TEMPORARY LAND USE 
 
TITLE:  The applicant, Phantom Fireworks, is requesting a temporary land use permit 

to operate a fireworks tent in a shopping center parking lot at 2095 Rawsonville 
Road. 

 
LOCATION:  2095 Rawsonville. The site is located near the intersection of Rawsonville Road 

and I-94. 
 
ACTION ITEMS:  
 A. Presentation by Applicant. 
 B. Presentation by Township Staff. 
 C. Planning Commission Discussion. 
 D. Planning Commission considers approval of the temporary land use. 
 
 
ITEM #4:                          ZONING ORDINANCE AMENDMENT 
 
TITLE:  A proposed amendment which modifies the requirements of section 7.205 of 

the Zoning Ordinance regarding the placement of fences in the front yard of 
non-single-family residential districts. 

 
ACTION ITEMS: 
 A. Presentation by Township Staff. 
 B. Planning Commission Discussion. 
 C. Planning Commission considers recommendation to the Township Board. 
 
 
 
GENERAL DISCUSSION:  
 
ITEM #1: LOT SIZE REQUIREMENTS IN THE RM, MULTIPLE FAMILY ZONING DISTRICT 
 
ADJOURNMENT: 



CHARTER TOWNSHIP OF VAN BUREN 
PLANNING COMMISSION  

January 23, 2019 
MINUTES - DRAFT 

 
Chairperson Thompson called the meeting to order at 7:31 p.m.  
 
ROLL CALL:   
Present:   Franzoi, Jahr, Boynton, Kelley, Atchinson, Budd and Thompson. 
Excused:  None.    
Staff:  Director Akers and Secretary Harman.  
Planning Representatives:  McKenna Associate, Patrick Sloan and Fishbeck Associate, Paul Kammer. 
Audience:  Sixteen (16). 
 
APPROVAL OF AGENDA: 
Motion Kelley, Jahr second to approve the agenda of January 23, 2019 as presented.   
Motion Carried. 
 
APPROVAL OF MINUTES:   
Motion Atchinson, Franzoi second to approve the regular meeting minutes of January 9, 2019 as 
presented.  Motion Carried. 
 
NEW BUSINESS: 
 
ITEM # 1 18-039 – THE REAL MCCOY BBQ – TEMORARY LAND USE 
 
TITLE: THE APPLICANT, THE REAL MCCOY SOUTHERN BBQ, IS REQUESTING 

TEMPORARY LAND USE APPROVAL TO OPERATE AN OUTDOOR CARRYOUT 
RESTAURANT AT 39431 E. HURON RIVER DRIVE, VAN BUREN TOWNSHIP, MI 
48111. 

 
LOCATION: 39431 E. HURON RIVER DRIVE.  THIS PROPERTY IS LOCATED ON THE 

SOUTHWEST CORNER OF HANNAN ROAD AND HURON RIVER DRIVE. 
 
Owner and applicant, Mr. Langford, gave the presentation.  Mr. Langford seeks temporary land use 
approval to utilize a trailer to operate an outdoor carryout service for The Real McCoy Southern BBQ 
restaurant from January 24, 2019 through May 15, 2019.  The building located on the site will be open 
for water and restroom use.   
 
Director Akers presented his review letter dated 1-9-19 recommending the Planning Commission 
approve the temporary land use request for the Real McCoy Southern BBQ to operate a BBQ trailer at 
39431 E. Huron River Drive, from January 24, 2019 through May 15, 2019 with the following condition: 
 

1. The applicant submit a copy of an active permit from the Wayne County Health Department. 
 
Director Akers presented the Fire Department review letter dated 12-18-18, approving the plan as 
submitted. 
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Commissioner inquired if the applicant will be utilizing the building to make hot sanitizer buckets.  Yes, 
the applicant will make hot sanitizer buckets every two hours. 
 
Motion Kelley, Jahr second to grant temporary land use approval to The Real McCoy Southern BBQ 
to operate an outdoor carryout restaurant at 39431 E. Huron Rive Drive from January 24, 2019 
through May 15, 2019, subject to the analysis and conditions in the staff review letter dated 1-9-19 
and Fire Department review letter dated 12-18-18.  Motion Carried.  (Letters attached) 
 
ITEM # 2 19-001 – PROJECT SYCAMORE – REVIEW AND COMMENT ON PROPOSED 

VARIANCE IN ASSOCIATION WITH SITE PLAN 
 
TITLE: THE APPLICANT, JULIAN BEGLIN, IS REQUESTING REVIEW AND COMMENT ON 

A PROPOSED WALL HEIGHT VARIANCE IN ASSOCIATION WITH A PROPOSED 
SITE PLAN FOR IMPROVEMENTS ON AN EXISTING INDUSTRIAL SITE. 

 
LOCATION: 9000 HAGGERTY ROAD.  THE PROPERTY IS LOCATED AT THE NORTHWEST 

CORNER OF HAGGERTY ROAD AND TYLER ROAD. 
 
Julian Beglin of HF Lenz Company gave the presentation.  The applicant’s primary reason for the 
variance request is to provide perimeter security to protect assets and data processing in the main 
building.  Mr. Beglin displayed the layout of the site with the location of the wall.  The applicant is 
requesting the wall be 14 feet in height to cover 13.6-foot vehicles coming in, the wall blocks are 
textured precast and weigh in excess of 1,000 pounds each.  The applicant displayed color renderings 
of several different viewpoints from Haggerty Road to show how the wall will look from the almost 
300-foot setback.  There is also a landscape plan for the site. 
 
Commissioners comments included: what if someone coming to work on the site happens to slide into 
the wall with their vehicle, has the applicant taken the time to investigate the ground in regards to 
settling over time and inquired why would the applicant like to add the wall now.  There is a 10-foot 
section of unimproved area along the wall, which could intercept a vehicle.  A geotechnical 
investigation of soil borings provided sampling results and composite strength showing high soil 
density, the applicant will prepare the surface and modify before putting the wall in place. The 
building has grown into a remote data processing location with higher security required by the FDIC. 
 
The Planning Commissions comments will be forwarded to the Board of Zoning Appeals for the appeal 
meeting on February 12, 2019. 
 
ITEM # 3 18-035 – COSTCO DRY DEPOT EXPANSION – FINAL SITE PLAN APPROVAL 
 
TITLE: THE APPLICANT, MG2, IS REQUESTING FINAL SITE PLAN APPROVAL FOR THE 

CONSTRUCTION OF A 43,260 SQ FT ADDITION AND RELATED PARKING AREAS 
TO THE COSTCO DISTRIBUTION CENTER. 

 
LOCATION: 5860 BELLEVILLE ROAD.  THIS PROPERTY IS LOCATED ON THE WEST SIDE OF 

BELLEVILLE ROAD BETWEEN MICHIGAN AVENUE AND VAN BORN ROAD. 
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Brad Fishman and Ryan Hartsuff gave the presentation for the applicant.  The applicant is requesting 
final site plan approval to construct an addition to the existing Costo Distribution Center, which was 
designed to have both a wet depot and dry depot.  The addition of 43,260 is slightly larger than 
originally requested to accommodate an added break room and restroom for employees.  Wayne 
County permitted the Costo Distribution Center as a full build out during the first phase, the applicant 
has gone back to Wayne County and they have no further requirements for the site.  There will be 
water and sanitary sewer service with the break room and restroom, the 12-inch water main will be 
extended to the property and will be tied in at the west property line.  The applicant is able to 
accommodate all comments from the planning engineers with the final set of plans. 
 
Patrick Sloan of McKenna Associates presented his review letter dated 1-18-19 recommending 
preliminary site plan approval subject to the following items being satisfactorily addressed for 
administrative review: 

1. That the discrepancy of the current number of dock doors be corrected on the plans. 
2. That the plans clarify the use of 14 new dock areas marked as “future” doors. 
3. That the paved surface maintenance agreement language from the Zoning Ordinance be noted 

on the plans. 
4. That the tax parcel ID number be noted on the site plan. 
5. That the discrepancy of the parking count in the parking data and project use statement notes 

be corrected. 
6. That the discrepancy of the existing truck parking spaces and proposed truck parking spaces be 

corrected on the plans. 
 
Paul Kammer of Fishbeck Associates presented his review letter dated 1-18-19 recommending the 
Planning Commission grant the Costco Dry Depot addition final site plan approval, subject to the 
review comments noted in the letter. 
 
Director Akers presented the Fire Department review letter dated 12-3-18 recommending final site 
plan approval. 
 
No comments from the Commission or the audience. 
 
Motion Kelley, Boynton second to grant MG2 final site plan approval to construct a 43,260 square 
foot addition and related parking areas to the Costco Distribution Center located at 5860 Belleville 
Road, subject to the conditions and based on the analysis of the Fishbeck review letter dated 1-18-
19, McKenna review letter dated 1-18-19 and Fire Department review letter dated 12-3-18.  Motion 
Carried.  (Letters attached) 
 
 
ITEM # 4 18-036 – U.S. SIGNAL – PRELIMINARY SITE PLAN APPROVAL 
 
TITLE: THE APPLICANT, US SIGNAL PROPERTIES, IS REQUESTING PRELIMINARY SITE 

PLAN APPROVAL TO CONSTRUCT A 25,000 SQ FT DATA PROCESSING 
BUILDING. 
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LOCATION: 9275 HAGGERTY ROAD.  THIS SITE IS LOCATED AT THE NORTHEAST CORNER OF 

TYLER ROAD AND HAGGERTY ROAD. 
 
Mike Knolls gave the presentation for the applicant.  The applicant is requesting to construct a 
100,000 square foot data center in 4 phases, this being the first phase at 25,000 square feet that will 
be utilized for storage of data servers.  The applicant has applied to Wayne County, received review 
and is awaiting approval, has application in to MDEQ for water/sewer permits and is willing to meet all 
conditions presented by the planners and engineers. 
 
Patrick Sloan of McKenna Associates presented his review letter dated 1-18-19 recommending the 
Planning Commission approve the preliminary site plan, subject to the following conditions:  

1. The applicant must provide additional information regarding potential timeline for 
construction of the phases pursuant to the Zoning Ordinance. 

2. The labels on the architectural drawings must correctly classify the use. 
3. The correct setbacks of the OT district must be labeled and on the plans. 
4. To meet the front yard setback of 75 feet from the right-of-way of Haggerty Road, the 

applicants must: move the building and parking lot eastward, which may also include moving 9 
spaces facing Haggerty Road to the east side of the parking lot; or apply for a variance from the 
front yard setback requirement if the building and parking lot cannot feasibly be moved 
eastward. 

5. The applicant must state the peak ingress period from Haggerty. 
6. The applicant must clarify if the intent is to place large rocks along the two sides of the access 

drive. 
7. In future phases, the driveway around the building must be upgraded to asphalt or concrete. 
8. Any sidewalk located on the applicant’s property outside the right-of-way must have a 

recorded access easement.  
9. Construction of a crosswalk on the north side of Tyler Road to connect Haggerty Road is 

recommended. 
10. The site plan parking calculations must include the 3 spaces on the north side of the building. 
11. Pursuant to Section 9.101(J) and Section 9.101(H) of the Zoning Ordinance, we recommend 

that the applicant demonstrate the future levels of traffic for employees, customers, and other 
site users. 

12. The irrigated areas must be clarified and must meet the requirements of the Zoning Ordinance. 
13. The Viburnum shrubs around the mechanical equipment must be replaced with upright 

evergreens to meet the requirement of the Zoning Ordinance. 
14. The landscaping plan should be labeled with an indication of which plans are for which 

requirements. 
15. A photometric plan must be submitted in compliance with Section 8.105 of the Zoning 

Ordinance. 
16. The architectural drawings must meet the requirements of Section 3.114 of the Zoning 

Ordinance. 
17. The “wing wall” must either be replaced with evergreen screening, or be revised to comply 

with Section 7.205 of the Zoning Ordinance. 
18. The applicant must clarify the dumpster enclosure materials and include the required bollards. 
19. That the proposed fence height of 8 feet be approved by the Planning Commission if the 

Planning Commission determines that it meets the standards of Section 7.205 (B)(4). 
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20. If Section 7.205 of the Zoning Ordinance is not amended to allow fences in the front yard in the 
OT district, the applicant must apply for a variance for the proposed fence in the front yard. 

 
Paul Kammer of Fishbeck Associates presented his review letter dated 1-18-19 recommending the 
Planning Commission grant US Signal Communications Data Center preliminary site plan approval, 
subject to the comments in the letter. 
 
Director Akers presented the Fire Department review letter dated 1-14-19 recommending approval. 
 
Commissioners inquired with there being no wall or monument signs, will there be an address.  Yes, 
the address location will be addressed at final site plan review.   
 
Motion Boynton, Jahr second to grant US Signal Properties preliminary site plan approval to 
construct a 25,000 square foot data processing building at 9275 Haggerty Road, located on the 
northeast corner of Tyler and Haggerty roads, subject to recommendations in the McKenna review 
letter dated 1-18-19, Fishbeck review letter dated 1-18-19 and Fire Department review letter dated 
1-14-19.  Motion Carried.  (Letters attached) 
 
GENERAL DISCUSSION: 
 
ITEM # 1  ZONING ORDINANCE AMENDMENT REGARDING FENCES 
 
Patrick Sloan of McKenna Associates presented proposed amendments to Section 7.205 (fences, walls, 
and other protective barriers) of the Zoning Ordinance.   
 
Commissioners discussed adding MT to section (2)(b)(i), adding language to reconsider allowing for 
certain permitted uses within the OT district, recognizing that they have different security 
requirements, allowing the front yard fences in the OT district to come up to 8 feet with approval and 
adding language for energized barriers.  Mr. Sloan will make the language more interactive and come 
up with examples. 
 
Director Akers has the public hearing scheduled for February 13, 2019. 
 
ADJOURNMENT: 
 

Motion Boynton, Franzoi second to adjourn at 9:00 p.m.   Motion Carried. 
 

Respectfully submitted, 
 
 
Christina Harman 
Recording Secretary 



CHARTER TOWNSHIP OF VAN BUREN 
PLANNING COMMISSION 

PUBLIC HEARING 
 

Notice is hereby given that the Charter Township of Van Buren Planning Commission will hold a 
public hearing on Wednesday, February 13, 2019, at 7:30 p.m. in the Board of Trustees Room, 
46425 Tyler Road, Charter Township of Van Buren, Wayne County, Michigan to consider the 
following proposed amendments to the Charter Township of Van Buren’s Zoning Ordinance: 
 

1. Proposed amendment that would modify the requirements of section 7.205 of the Zoning 
Ordinance with regards to the placement of fences in the front yard of non-single family 
residential districts. 

 
Please address any written comments to the Van Buren Township Planning Commission at, 46425 
Tyler Road, Van Buren Township, MI  48111 or via e-mail at rakers@vanburen-mi.org.  Written 
comments will be accepted until 4:00 p.m. on the hearing date.  All materials related to this 
request are available for public inspection at the Van Buren Township hall prior to the hearing. 
 
Van Buren Township will provide necessary reasonable auxiliary aides and services to individuals 
with disabilities who are planning to attend.  Please contact Van Buren Township hall at 734-699-
8913 at least seven (7) days in advance of the meeting if you need assistance. 
 
Published:  January 24, 2019 
 

mailto:rakers@vanburen-mi.org




      

Memo 

 
DATE:    February 9, 2019 
TO:    Planning Commission 
FROM:  Ron Akers, AICP – Director of Planning & Economic Development 
 
RE:  SPR 19-005 Site Plan Amendment for Trowbridge Homes regarding 

Architectural Elevations in the Cobblestone Ridge Development.   
 
 
The applicant, Trowbridge Homes, is requesting architectural approval for additional home 
plans and façade elevations for residential dwellings in the Cobblestone Ridge development.  
There is an existing Planned Residential Development (PRD) Agreement in place for the 
property which was approved in 2004 and there were several homes completed in the 
development around this time.   
 
These plans are subject to the PRD agreement, and the standards of the Zoning Ordinance. 
The following is my review of the architectural plan based on the PRD agreement.  I offer the 
following comments: 
 
Comments 
 
1. Site Plan 

The setbacks, as described in the approved site plan for the Country Walk development, 
depict a required front yard setback of 25’, a required rear yard setback of 35’, and a 
required side yard setback of 5’.  The standard lot size in this development is 80’ wide by 
120’ deep.   
 
The submitted plans do not include overall dimensions for the various floor plans.  These 
will need to be verified prior to final approval that the width and depth of the floor plans 
will fit within the required setbacks of the subdivision. 
 

2. Floor Area 
The PRD agreement requires that the square footage of the detached single-family homes 
be a minimum of 1,800 square feet.  Of the seven (7) additional models submitted staff was 
unable to verify that the square footages of the following models met this standard: 
A. Aspen 
B. Fairfax 
C. Greenbriar 
 



          

The applicant will need to provide additional information regarding the square footage of 
these models prior to approval.  The models Golfview, Stansfield A & B, and Winnick all met 
this requirement. 
 

3. Façade Elevations 
The Zoning Ordinance and the PRD agreement have specific requirements to ensure that 
the Township’s “Substantially Different” architectural design standard is met.  Section j(ix) 
of the PRD agreement specifically requires that the “Substantially Different” requirement be 
met by varying the following two (2) criteria: 
 

• Roof pitch by varying three or more vertical units in twelve from one another (i.e. 
6/12, 9/12, 12/12, etc.) 

• Location of major design features relative to main mass by varying the location of at 
least two major design features that include, but are not limited to dormers, gables, 
garages (i.e. front-entry versus side-entry), and porches.   

 
The Zoning Ordinance requires that this substantially different requirement be maintained 
from neighboring lots within three (3) lots of the proposed parcel and within three (3) lots 
of the property across the street.  I have preliminarily reviewed the proposed elevations 
and offer the following: 
 
The applicant still has several elevations which were approved during the initial approval of 
the development.  Staff will continue to verify that each elevation meets the substantially 
different requirement on a lot to lot basis.  If the applicant is unable to meet this 
requirement then the applicant will not receive a building permit. 
 

4. Building Materials 
The PRD agreement requires that all of the detached dwelling units provide brick on a 
minimum 50% of the façade.  The following elevations do not meet the 50% brick on the 
façade requirement: 
A. Fairfax 
B. Winnick 
These elevations will need to be revised to show that a minimum of the façade, exclusive of 
doors and windows, has 50% brick.  The elevations Aspen, Golfview, Greenbriar, and 
Stansfield A & B meet the minimum brick requirement as proposed. 
 

5. Side Entry Garages 
The PRD agreement requires that at least 30% of the single-family detached units have side 
entry garages.  Four (4) of the provided elevations include side entry garages.  Staff will 
continue to monitor that this requirement is met subdivision wide, but at this time the 
applicant has submitted a sufficient number of elevations to meet this requirement. 

 
 
 



          

6. Other Comments 
The Greenbriar elevation has a note on top of the front elevation.  It appears that a note 
was placed on top of it when it was copied.  Please provide a revised drawing of the 
Greenbriar which is not covered and clearly depicts the front elevation. 

 
 
Recommendation 
 
Staff recommends that the Planning Commission postpone decision on this application until the 
applicant can provide the following information so we can ensure the elevations can meet the 
requirements of the PRD agreement: 
 

1. Depictions of the width and length of each of the proposed homes to be built to 
determine that they will fit on a standard lot. 

2. The proposed square footage of the Aspen, Fairfax, and Greenbriar plans to verify that 
these models meet the minimum floor area requirement of 1,800 square feet. 

3. Revised elevations for the Fairfax and Winnick plans in order to demonstrate that these 
elevations meet the minimum 50% brick façade requirement exclusive of doors and 
windows. 

4. Please provide a version of the Greenbriar plans which clearly depicts the elevations 
without obstruction. 

































      

Memo 

 
DATE:    February 9, 2019 
TO:    Planning Commission 
FROM:  Ron Akers, AICP – Director of Planning & Economic Development 
 
RE:  SPR 19-004 Site Plan Amendment for BK Development in Cobblestone 

Creek Review.   
 
 
The applicant, BK Development, is requesting architectural approval for a single additional 
home plan and façade elevations for residential dwellings in the Cobblestone Creek 
development.  There is an existing Planned Residential Development (PRD) Agreement in place 
for the property which was approved in 2005 which outlines some of the requirements of the 
Township’s Zoning Ordinance with regards to these elevations.   
 
These plans are subject to the PRD agreement and the standards of the Zoning Ordinance, 
specifically section 4.54 which addresses specific architectural standards in these types of 
development. 
 
The following is my review of the architectural plan based on Zoning Ordinance and PRD 
agreement.  I offer the following comments: 
 
Comments 
 
1. Site Plan 

The setbacks, as described in the approved site plan for the Cobblestone Creek 
development, depict a front yard setback of 25’, a required rear yard setback of 35’, and a 
required side yard setback of 5’.  The typical lot size in the development are 80’ in width and 
120’ in depth.   
 
The applicant has submitted dimensions for all of the proposed house plans which are 43’ X 
57.5’.  Based on those plans it appears the houses will fit on the lots and be able to meet 
the required setbacks. 
 

2. Floor Area 
The PRD agreement requires that the square footages of the detached single-family homes 
in Cobblestone Creek be a minimum of 1,800 square feet.  The proposed Denton elevation 
has a total floor area of 2,010 square feet.  This requirement has been met. 
 
 



          

 
3. Façade Elevations 

The Zoning Ordinance and the PRD agreement have specific requirements to ensure that 
the Township’s “Substantially Different” architectural design standard is met.  Section j(ix) 
of the PRD agreement specifically requires that the “Substantially Different” requirement be 
met by varying the following two (2) criteria: 
 

• Roof pitch by varying three or more vertical units in twelve from one another (i.e. 
6/12, 9/12, 12/12, etc.) 

• Location of major design features relative to main mass by varying the location of at 
least two major design features that include, but are not limited to dormers, gables, 
garages (i.e. front-entry versus side-entry), and porches.   

 
The Zoning Ordinance requires that this substantially different requirement be maintained 
from neighboring lots within three (3) lots of the proposed parcel and within three (3) lots 
of the property across the street.  BK Development has previously submitted the minimum 
number of elevations to meet this requirement so any additional elevations would further 
this requirement.  Staff reviews each individual elevation for compliance with this 
requirement and based on prior approvals the applicant can meet this standard. 
 

4. Building Materials 
The PRD agreement mirrors the Zoning Ordinance requirement that the detached dwelling 
units must have a minimum of 50% brick, stone, or other decorative material on the 
exterior façade of each unit. 
 
Based on the provided plans it does not appear that the total percentage of exterior 
material (total area of all walls minus the area of windows, doors, and gable ends) would 
meet the 50% requirement, but the applicant would easily be able to achieve this by making 
modifications to the plans in order to reflect this.  I would recommend that the Planning 
Commission require that this item be satisfied as a condition of approval. 
 

Recommendation 
 
Based on the comments listed above, staff recommends that the Planning Commission approve 
an amendment to the site plan for the Cobblestone Creek development in order to allow the 
additional elevation depicted in the plans dated 1-22-2019.  This approval should be based 
upon the staff review letter dated February 9, 2019 and conditioned upon the following: 
 

1. That the applicant provides a revised plan which depicts the detached unit having a 
minimum of 50% brick, stone, or other decorative material on the exterior façade of the 
entire building measured by taking the total area of all walls minus the area of windows, 
doors, and gable ends. 

2. Township Planning Staff shall review each application for a new single-family home in 
theCobblestone Creek development in order to determine that the new home meets 



          

the required setbacks and that the elevation meets the Township’s “Substantially 
Different” architectural design standards set forth in the PRD agreement. 
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Memo 

TO:    Van Buren Township Planning Commission 
FROM:  Ron Akers, AICP - Director of Planning and Economic Development 
RE:  Review of Temporary Land Use Request #TLU19-001 – Phantom Fireworks 
   
DATE:    February 9, 2019 
 
 
Phantom of Michigan, Inc. is requesting a Temporary Land Use permit for a tent sale of fireworks at the 
Lakewood Shopping Plaza at 2095 Rawsonville Road.  The use is proposed to be from June 21, 2019 
through July 5, 2019, 10:00 a.m. to 10:00 p.m.  Per the Zoning Ordinance, temporary uses that operate 
for more than seven (7) consecutive days require Planning Commission approval.   
 
Under Section 7 of Michigan Public Act 256 of 2011, local units of government are limited in their ability 
to regulate the sale of fireworks within their communities.  The Michigan Attorney General has issued an 
Opinion on this section of the Act (Opinion #7266), which states, “so long as the local ordinance does not 
prohibit fireworks vendors from undertaking their commercial operations in any way that other vendors 
may undertake their operations, the ordinance is not preempted by the Act.”  Therefore, fireworks 
vendors are subject to the same Zoning Ordinance regulations as any other temporary land use. 
 
In reviewing past applications for this temporary land use, the current application and the requirements 
of the Zoning Ordinance for temporary use approval, the following comments are pertinent to the 
Planning Commission. 
 
1. Adequacy of parking and access  
The site currently has 877 public parking spaces, 31 of which are handicapped reserved.  The tent, 
portable storage container, and surrounding space will only remove approximately 39 regular parking 
spaces, the site will still have adequate parking while the temporary land use is ongoing. 
 
2. Adequate drainage  
The site is in an existing parking lot that already has storm water drainage.  The tent and storage 
container will not affect the amount of impervious surface or water that would be diverted into the 
storm system.   

 
3. Compatibility with surrounding land uses  
The proposed use is retail sales in a parking lot of an existing shopping plaza.   Therefore, the uses are 
compatible.   

 
4. Size, height, and type of construction of proposed buildings and structures in relation to 

surrounding site  
The tent and portable storage container are temporary in nature and tent sales regularly take place in 
parking lots, so no impacts are expected to the surrounding sites.  

 



  
5. Sufficient setbacks from road right-of-ways and lot lines  
The sales area is setback 50 feet from the right-of-way of the South I-94 Service Drive and 30 feet from 
the adjoining outlot of the plaza to the east. 

 
6. Adequate utilities  
Phantom will supply its own electrical generation.  The generator and electrical hook-up will be inspected 
to ensure compliance with National Fire Protection Association requirements.   

 
7. Trash disposal and site clean-up  
Phantom will be responsible for all trash disposal and site clean-up in relation to their agreement with 
Schostak Brothers and Company, managing agent for Lakewood Shopping Center.   

 
8. Sanitary facilities  
Due to the short nature of the customer shopping, no sanitary facilities will be provided. 

   
9. Hours of operation 
From 10:00 a.m. to 10:00 p.m.  Although Van Buren Township has a Fireworks Ordinance (adopted in 
1986) which requires fireworks sales to conclude at 9:00 p.m., Act 256 preempts this requirement as 
there is no restriction on the hours of operation for other temporary uses.  However, we are not aware of 
any complaints with Phantom closing at 10:00 p.m. in previous years, so the hours of operation are 
reasonable.   

 
10. Outdoor light and signs  
No exterior lights are provided.  Interior lights will be hung by the tent company.  The Zoning Ordinance 
permits one (1) 32 sq. ft. temporary sign for a period not to exceed 30 days.  Phantom requests a banner 
to measure 5’ x 16’ (80 sq. ft.).  Phantom’s temporary signage must comply with the Zoning Ordinance 
before it obtains a sign permit from the Building Department. 

 
11. Other licenses and permits required  
A current Consumer Fireworks Retail Facility: Non-Permanent license must be provided by the applicant 
prior to the establishment of the temporary use.  The Van Buren Fire Marshall shall be separately issuing 
a review letter. 

   
12. Potential noise, odor, dust, and glare  
The proposed temporary use should not increase the noise, odor, dust of glare from their use.   

 
13. Fire lanes, fire protection, and security  
The Van Buren Fire Marshall shall review the application for adequacy of fire lanes and fire protection.  
The site will be staffed with 3-6 employees during open hours.  During non-operating hours, all products 
will be returned to their fire-proof storage unit and locked up until the materials are returned for 
redisplay the following day.   

 
14. Off-site impacts of traffic volumes  
The roads in the immediate vicinity are major Township roads, and this temporary use will not impact 
their flow or travel volumes.   

 



15. Necessity of performance bond to ensure prompt removal  
The property owner will be responsible for ensuring the site is returned to its pre-sale condition.   

 
16. Other concerns which may impact the public health, safety, or general welfare  
There are no additional concerns; however, the applicant is subject to the regulations of Act 256 and 
applicable regulations of the Fire Department. 
 
Recommendation  
This will be the seventh (7) year that Phantom has operated at this location, and I am not aware of any 
complaints or issues that have taken place in the previous years.  Based on this review dated February 9, 
2019, I recommend approval of this application subject to the following three (3) conditions: 
 
1. That the applicant obtains approval from the Van Buren Township Fire Marshall.   
2. That the applicant provides the Township with a current Consumer Fireworks Retail Facility: Non-

Permanent license prior to the establishment of the temporary use. 
3. That all proposed signage complies with the Zoning Ordinance. 
 
 

















 

February 8, 2019 
 
Planning Commission  
Charter Township of Van Buren 
46425 Tyler Road 
Belleville, Michigan 48111 
 
Subject: Proposed Amendments to Section 7.205 (Fences, Walls, and Other Protective Barriers) of the 

Zoning Ordinance 
 
Dear Commissioners: 
 
Enclosed for your review are several proposed amendments to Section 7.205 (Fences, Walls, and Other 
Protective Barriers) of the Zoning Ordinance.  There are two (2) versions of the proposed amendments enclosed, 
which are the same:  one (1) version includes “tracking” of all proposed deletions and additions; and one (1) 
version is a clean version of the same proposed amendments but without the deletions or additions.  At its 
meeting on January 23, 2019, the Planning Commission reviewed the proposed text amendments and made 
minor modifications. 
 
A summary of the proposed Zoning Ordinance amendments is as follows: 

• Security Fencing.  Currently all districts except the AP, M-1, and M-2 prohibit “barbed wire, spikes, nails, 
or any other sharp instrument of any kind.”  We recommend moving this prohibition to the general 
requirements, which would apply to all zoning districts.  However, in the new sub-section on zoning 
districts, we recommend text that allows this type of fencing in the AP, M-1, M-T, and M-2 Districts only if 
the Planning Commission determines that it is necessary for the safety and security of the site in those 
districts.  Also, in the provisions for security fencing, the Planning Commission previously recommended 
prohibiting electric fences and energized fences, except for low voltage fences on a commercial farm. 

• Standards Applicable to Specific Zoning Districts.  Currently, there are several cross-references in 
Section 7.205 that leads to the use flipping back and forth between sections (e.g., there are separate, 
though linked, provisions regarding fences in Nonresidential Districts and fences in the AP, M-1, and M-2 
Districts).  To make the standards simpler, we recommend deleting the sub-section for “Fences and Walls 
in Nonresidential Districts” and putting these standards appropriately into the preceding sub-sections for 
specific zoning districts.  While this results in some duplicative text, it will be more user-friendly.  Major 
changes include: 
o New Sub-Section for Fences and Walls in the M-U, C, C-1, C-2, and FS Districts.  This 

subsection includes the following, which includes provisions from the current sub-section for “Fences 
and Walls in Districts Other Than AP, M-1, or M-2:” 
▪ It still allows the height of the fence to be increased from 6 feet to 8 feet (side and rear yard only), 

but only if the Planning Commission permits the increased height for safety purposes. 
▪ The standards for front yard fences are preserved, which allow a maximum of 2.5 feet in the front 

yard provided the front yard fence is decorative. 
▪ Fence material must be decorative, but the Planning Commission can approve chain link fence in 

a side or rear yard. 
o OT District Added to the Sub-Section on Fences and Walls in the AP, M-1, M-T, and M-2 

Districts.  This subsection includes the following: 
▪ As previously stated, this sub-section still allows the height of the fence to be increased from 6 

feet to 8 feet, but only if the Planning Commission determines that it is necessary for the safety 
and security of the site (for example, a data center). 
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▪ Fences in the AP, M-1, and M-2 Districts can still be constructed in the front yard per the current 
regulations, provided they are decorative, and the M-T District has been added to this list of 
districts.  However, fences in the OT District can now be constructed in the front yard only if the 
Planning Commission approves the front yard location and the fence is decorative (chain link 
prohibited). 

o Existing Sub-Section for Fences and Walls in the Residential Districts.  Although there are some 
existing sub-sections added from the current sub-section for “Fences and Walls in Districts Other 
Than AP, M-1, M-T, or M-2,” the provisions for these districts remain the same except that M-T has 
been added to the list of districts. 

 
We look forward to reviewing these proposed amendments with you. 
 
Respectfully submitted, 
 
McKENNA 

   
Patrick J. Sloan, AICP  
Senior Principal Planner  
 
 
c: Ron Akers, Van Buren Township Director of Planning & Economic Development 

Matt Best, Van Buren Township Director of Public Services 
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Section 7.205 Fences, Walls, and Other Protective Barriers 

All fences, walls and other protective barriers (referred to in this Section as fences) of any nature, 
description located in the Township of Van Buren shall conform to the following regulations: 

(A) General Requirements:  The following requirements apply to all fences in Van Buren
Township:

(1) Permit and Approving Authority.  The erection, construction or alteration of any fence or 
wall shall require a permit and be approved by the Building Inspector as to compliance 
with the provisions this Ordinance.

(2) Clear Vision Triangle Area.  No fence or wall shall be erected, established or maintained 
within the clear vision triangle area of any lot except in compliance with Section 7.108. 

(3) Maintenance.  Walls and fences shall be maintained in good condition and shall not 
constitute an unreasonable hazard.  Rotten, crumbled, or broken compounds shall be 
replaced, repaired, or removed.

(4) Orientation of Finished Side.  Where a fence or wall has a single finished or decorative 
side, it shall be oriented to face outward toward adjacent parcels or road rights-of-way 
(i.e., away from the interior of the lot to which the fence or wall is associated).

(5) Security Fencing:  Unless explicitly permitted elsewhere in this Ordinance, barbed wire, 
spikes, nails, or any other sharp instrument of any kind are prohibited on top of or on the 
sides of any fence, provided that barbed wire cradler may be placed on top of fences 
enclosing public utility buildings or equipment in any district.  Electric fences and similar 
energized fences that could cause injury are prohibited, except that low voltage fences 
are permitted on a commercial farm that meets all of the requirements of the Michigan 
Right to Farm Act.  This Section does not apply to underground invisible fences designed
for household pets.

(B) Requirements Applicable to Specific Zoning Districts.

(1) Fences and Walls in the M-U, C, C-1, C-2, and FS Districts.  In addition to the 
requirements of Section 7.205(A), fences or walls in the M-U, C, C-1, C-2, and FS districts, 
unless specifically provided otherwise, must conform to the following requirements:

(a) Maximum Height.  No fence or wall shall hereafter be erected in excess of six (6) feet 
in height above the grade of the surrounding land, except that the Planning 
Commission may approve a height of up to eight (8) feet when required for security. 

(b) Location.  No fence or wall shall hereafter be located in the front yard or on the side
of a front yard, except that decorative fences (e.g. wrought iron, picket, split rail) are 
permitted in a front yard where they do not exceed two and one half (2 1/2) feet in 
height and the vertical surface in any five (5) foot section measured from the finished 
ground grade to the top of the fence has openings of at least fifty (50) percent of the
total surface of each five (5) foot section of fence and that all framing members 
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including post, horizontal or vertical supports and fencing be considered in the 
calculation.  Decorative fencing excludes chain link fences. 

(c) Fence Material.  All fences or walls hereafter erected shall be of a decorative nature, 
which excludes chain linked fences.  Fences located in the side yard or rear yard may, 
at the discretion of the Planning Commission, be non-decorative (e.g., chain linked),
provided they are not directly visible from public rights-of-way.

(2) Fences and Walls in the O-T, AP, M-1, M-T, or M-2 Districts.  In addition to the 
requirements of Section 7.205(A), fences and walls in the O-T, AP, M-1, M-T, or M-2 
District must meet the following requirements.

(a) Maximum Height.  No fence or wall shall hereafter be erected in excess of six (6) feet
in height above the grade of the surrounding land, except that the Planning 
Commission may approve a height of up to eight (8) feet if the Planning Commission 
determines that a higher fence is necessary for the safety and security of the site 
based on the use of the site. 

(b) Location Requirements.

(i) O-T District.  No fence or wall shall hereafter be located in the front yard or on
the side of a front yard, except that the Planning Commission may permit 
decorative fences (e.g. wrought iron, picket, split rail) in a front yard if the 
Planning Commission determines that the fence in the front yard is necessary 
for the safety and security of the site based on the use of the site (for example, 
a secure data center).  Decorative fencing excludes chain link fences. 

(ii) AP, M-1, M-T, and M-2 Districts.  Fences and walls in the AP, M-1, M-T, or M-2 
District may be located on property or road right-of-way lines of a lot.

(c) Fence Material.  All fences or walls hereafter erected shall be of a decorative nature, 
which excludes chain linked fences.  Fences located in the side yard or rear yard may, 
at the discretion of the Planning Commission, be non-decorative (e.g., chain linked), 
provided they are not directly visible from public rights-of-way. 

(d) Security Fences in the AP, M-1, M-T, and M-2 Districts.  The Planning Commission 
may permit barbed wire, spikes, nails, or any other sharp instrument on top of or on 
the sides of a fence in the AP, M-1, M-T, and M-2 Districts, provided the Planning 
Commission determines that the barbed wire, spikes, nails, or other sharp 
instrument is necessary for the safety and security of the site. 

(3) Fences and Walls in AG, R-1A, R-2A, R-1B, R-1C, RM, and RMH Districts.  In addition to 
the requirements of Section 7.205(A), fences and walls in the AG, R-1A, R-2A, R-1B, R-1C, 
RM, and RMH zoning districts must comply with the following:
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(a) Maximum Height.  Fences and walls on all lots of record which enclose property 
and/or are within a side or rear yard, shall not exceed six (6) feet in height, measured 
from the surface of the ground.

(b) Location.  Fences and walls shall not extend toward the front of the lot nearer than 
the front of the principal building or the required minimum front yard setback, 
whichever is greater, except that decorative fences (e.g. wrought iron, picket, split
rail) are permitted in a front yard where they do not exceed two and one half (2 1/2)
feet in height and the vertical surface in any five (5) foot section measured from the 
finished ground grade to the top of the fence has openings of at least fifty (50)
percent of the total surface of each five (5) foot section of fence and that all framing
members including post, horizontal or vertical supports and fencing be considered in
the calculation.  Decorative fencing excludes chain link fences. 

(c) Fence Material.  All fences hereafter erected shall be of a decorative nature or chain 
linked unless otherwise prohibited. 

(d) Brick or Stone Walls.  Notwithstanding the foregoing provisions, a wall composed of 
brick, fieldstone or similar natural material may be permitted in the front yard where 
it does not exceed eighteen (18) inches in height.

(e) Subdivisions and Site Condominiums.  Residents of a subdivision or condominium 
may be subject to additional requirements of the homeowners association, which 
are not enforced by the Township or this Ordinance.
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Section 7.205 Fences, Walls, and Other Protective Barriers 

All fences, walls and other protective barriers (referred to in this Section as fences) of any nature, 
description located in the Township of Van Buren shall conform to the following regulations: 

(A) General Requirements:  The following requirements apply to all fences in Van Buren
Township:

(1) Permit and Approving Authority.  The erection, construction or alteration of any fence or
wall shall require a permit and be approved by the Building Inspector as to compliance
with the provisions this Ordinance.

(2) Clear Vision Triangle Area.  No fence or wall shall be erected, established or maintained
within the clear vision triangle area of any lot except in compliance with Section 7.108.

(3) Maintenance.  Walls and fences shall be maintained in good condition and shall not
constitute an unreasonable hazard.  Rotten, crumbled, or broken compounds shall be
replaced, repaired, or removed.

(4) Orientation of Finished Side.  Where a fence or wall has a single finished or decorative
side, it shall be oriented to face outward toward adjacent parcels or road rights-of-way
(i.e., away from the interior of the lot to which the fence or wall is associated).

(5) Security Fencing:  Unless explicitly permitted elsewhere in this Ordinance, barbed wire,
spikes, nails, or any other sharp instrument of any kind are prohibited on top of or on the
sides of any fence, provided that barbed wire cradler may be placed on top of fences
enclosing public utility buildings or equipment in any district.  Electric fences and similar
energized fences that could cause injury are prohibited, except that low voltage fences
are permitted on a commercial farm that meets all of the requirements of the Michigan
Right to Farm Act.  This Section does not apply to underground invisible fences designed
for household pets.

(B) Requirements Applicable to Specific Zoning Districts.

(1) Fences and Walls in the M-U, C, C-1, C-2, and FS Districts.  In addition to the
requirements of Section 7.205(A), fences or walls in the M-U, C, C-1, C-2, and FS districts,
unless specifically provided otherwise, must conform to the following requirements:

(a) Maximum Height.  No fence or wall shall hereafter be erected in excess of six (6) feet
in height above the grade of the surrounding land, except that the Planning
Commission may approve a height of up to eight (8) feet when required for security.

(b) Location.  No fence or wall shall hereafter be located in the front yard or on the side
of a front yard, except that decorative fences (e.g. wrought iron, picket, split rail) are
permitted in a front yard where they do not exceed two and one half (2 1/2) feet in
height and the vertical surface in any five (5) foot section measured from the finished
ground grade to the top of the fence has openings of at least fifty (50) percent of the
total surface of each five (5) foot section of fence and that all framing members
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including post, horizontal or vertical supports and fencing be considered in the 
calculation.  Decorative fencing excludes chain link fences. 

(c) Fence Material.  All fences or walls hereafter erected shall be of a decorative nature,
which excludes chain linked fences.  Fences located in the side yard or rear yard may,
at the discretion of the Planning Commission, be non-decorative (e.g., chain linked),
provided they are not directly visible from public rights-of-way.

(2) Fences and Walls in the O-T, AP, M-1, M-T, or M-2 Districts.  In addition to the
requirements of Section 7.205(A), fences and walls in the O-T, AP, M-1, M-T, or M-2
District must meet the following requirements.

(a) Maximum Height.  No fence or wall shall hereafter be erected in excess of six (6) feet
in height above the grade of the surrounding land, except that the Planning
Commission may approve a height of up to eight (8) feet if the Planning Commission
determines that a higher fence is necessary for the safety and security of the site
based on the use of the site.

(b) Location Requirements.

(i) O-T District.  No fence or wall shall hereafter be located in the front yard or on
the side of a front yard, except that the Planning Commission may permit
decorative fences (e.g. wrought iron, picket, split rail) in a front yard if the
Planning Commission determines that the fence in the front yard is necessary
for the safety and security of the site based on the use of the site (for example,
a secure data center).  Decorative fencing excludes chain link fences.

(ii) AP, M-1, M-T, and M-2 Districts.  Fences and walls in the AP, M-1, M-T, or M-2
District may be located on property or road right-of-way lines of a lot.

(c) Fence Material.  All fences or walls hereafter erected shall be of a decorative nature,
which excludes chain linked fences.  Fences located in the side yard or rear yard may,
at the discretion of the Planning Commission, be non-decorative (e.g., chain linked),
provided they are not directly visible from public rights-of-way.

(d) Security Fences in the AP, M-1, M-T, and M-2 Districts.  The Planning Commission
may permit barbed wire, spikes, nails, or any other sharp instrument on top of or on
the sides of a fence in the AP, M-1, M-T, and M-2 Districts, provided the Planning
Commission determines that the barbed wire, spikes, nails, or other sharp
instrument is necessary for the safety and security of the site.

(3) Fences and Walls in AG, R-1A, R-2A, R-1B, R-1C, RM, and RMH Districts.  In addition to
the requirements of Section 7.205(A), fences and walls in the AG, R-1A, R-2A, R-1B, R-1C,
RM, and RMH zoning districts must comply with the following:
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(a) Maximum Height.  Fences and walls on all lots of record which enclose property
and/or are within a side or rear yard, shall not exceed six (6) feet in height, measured
from the surface of the ground.

(b) Location.  Fences and walls shall not extend toward the front of the lot nearer than
the front of the principal building or the required minimum front yard setback,
whichever is greater, except that decorative fences (e.g. wrought iron, picket, split
rail) are permitted in a front yard where they do not exceed two and one half (2 1/2)
feet in height and the vertical surface in any five (5) foot section measured from the
finished ground grade to the top of the fence has openings of at least fifty (50)
percent of the total surface of each five (5) foot section of fence and that all framing
members including post, horizontal or vertical supports and fencing be considered in
the calculation.  Decorative fencing excludes chain link fences.

(c) Fence Material.  All fences hereafter erected shall be of a decorative nature or chain
linked unless otherwise prohibited.

(d) Brick or Stone Walls.  Notwithstanding the foregoing provisions, a wall composed of
brick, fieldstone or similar natural material may be permitted in the front yard where
it does not exceed eighteen (18) inches in height.

(e) Subdivisions and Site Condominiums.  Residents of a subdivision or condominium
may be subject to additional requirements of the homeowners association, which
are not enforced by the Township or this Ordinance.



 

February 8, 2019 
 
Ron Akers, AICP, Director of Planning & Economic Development 
Charter Township of Van Buren 
46425 Tyler Road 
Belleville, Michigan 48111 
 
Subject: Review and Comparison of Multi-Family Residential Standards 
 
Ron: 
 
As a follow up to our previous conversations about lot sizes and lot widths for multi-family residential use, we 
have compared the regulations of the Van Buren Township Zoning Ordinance with two (2) other communities.  
Currently, multi-family residential uses are only permitted in the RM, Multiple-Family Residential and M-U, Mixed-
Use zoning districts.  While the M-U district encourages higher density and mixed use, the RM district is 
predominantly a multi-family residential district that has been in existence far longer.  The current Zoning 
Ordinance requirements for multi-family use in the RM zoning district area as follows: 
 

• Minimum Lot Size:  10 acres 
• Minimum Lot Width:  400 feet 
• Maximum Density:  The maximum density is as follows, depending on housing type: 

o Attached Single-Family:  Approximately 10 units per acre. 
o Apartment Houses:  Approximately 15 units per acre. 
o Multiple-Family High Rise:  Up to 40 units per acre. 

 
A major concern with the above standards is that, because the minimum lot area is 10 acres, the size of the 
smallest multi-family development can be between 100-400 units.  As a result, these standards make it difficult to 
develop smaller multi-family developments because a multi-family residential developer will likely maximize the 
density if the minimum lot area is 10 acres and the minimum lot width is 400 feet.  Therefore, we recommend that 
the Township consider a sliding scale that allows for smaller lot areas and lot widths for multi-family residential 
development.  While having a minimum lot size and lot width are appropriate, the current minimums could be 
reduced to allow smaller multi-family developments while upholding all of the other requirements of the Zoning 
Ordinance. 
 
To determine whether it is appropriate to consider reducing the minimum lot size and lot width of multi-family 
residential developments, it is helpful to review the zoning standards of other communities that have established 
multi-family residential housing.  The following table compares the multi-family residential standards of two (2) 
communities with which I am familiar.  Garden City is a community that is mostly built out, but has many sites that 
have recently redeveloped; conversely, Lyon Township is one of the fastest growing communities in Michigan and 
has seen a recent demand for multi-family housing.  Both communities have a variety of established multi-family 
residential developments.   
  



 

Charter Township of Van Buren – Multi-Family Residential Standards 2 
February 8, 2019 

 Garden City (Wayne County) Lyon Township (Oakland County) 
Current 

Population 
26,913 (SEMCOG) 18,897 (SEMCOG) 

Zoning 
District 

R-3, Multiple-Family Residential 
District 

RM-1, Suburban 
Townhouse District 

RM-2, Multiple-Family 
Residential District 

Minimum 
Lot Area 

Dependent on number of units, though 
the minimum width and setbacks will 
likely require at least one-quarter acre. 

Dependent on number of units, though the 
minimum width and setbacks will likely require 
at least 1 acre. 

Minimum 
Lot Width 

100 ft. 200 ft. 200 ft. 

Maximum 
Density 

Approx. 17 units/acre Approx. 4 units/acre Approx. 13 units/acre 

Density 
Formula 

3,000 sq. ft. for the first unit and 2,500 
sq. ft. for each additional unit. 

Maximum number of 
rooms (i.e., 
bedrooms and living 
rooms) is lot area 
divided by 3,600, and 
not more than 25% of 
units may be 1-
bedroom. 

Maximum number of 
rooms (i.e., bedrooms 
and living rooms) is lot 
area divided by 1,800, 
and not more than 10% 
of units may be 
efficiency. 

 
As you can see, the allowable densities in Van Buren Township are similar in many respects to Garden City and 
Lyon Township.  However, both Garden City and Lyon Township have smaller minimum lot areas and lot widths, 
with the minimum lot area dependent on the number of units. 
 
If you would like to see comparisons from other communities, we would be happy to provide them.  Also, we 
would be glad to prepare sample text amendment proposals for your review. 
 
Respectfully submitted, 
 
McKENNA 

   
Patrick J. Sloan, AICP  
Senior Principal Planner  
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