
CHARTER TOWNSHIP OF VAN BUREN 
PLANNING COMMISSION AGENDA 

Wednesday, July 10, 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 June 26, 2019.  
      
CORRESPONDENCE:  
 
PUBLIC HEARING: 
 
ITEM #1: CASE 19-013 – RIVER OF LIFE ASSEMBLY OF GOD ADDITION - SPECIAL LAND USE 

REQUEST. 
 
TITLE: THE APPLICANT RIVER OF LIFE ASSEMBLY OF GOD, IS REQUESTING A SPECIAL USE 

PERMIT TO CONSTRUCT A SANCTUARY ADDITION.  THE PROPOSED SANCTUARY 
ADDITION IS 8,163 SQUARE FEET OF SPACE AND WILL BE AN ADDITION TO THE 
EXISTING CHURCH. 

 
LOCATION: THE SUBJECT PROPERTY IS LOCATED AT RIVER LIFE ASSEMBLY OF GOD, WHICH 

IS LOCATED ON THE SOUTH SIDE OF SAVAGE ROAD, BETWEEN SHELDON ROAD 
AND MARTINSVILLE ROAD AT PARCEL ID# V125-83-105-99-0065-001 
OTHERWISE KNOWN AS 870 SAVAGE ROAD (APPROXIMATELY 8.72 ACRES.) 

 
ACTION ITEMS:  A.    Planning Commission Opens Public Hearing 

B.    Presentation by the Applicant. 
C.    Presentation by the Township Staff and Consultants. 
D. Public Comment. 
E. Planning Commission Closes Public Hearing. 

 
NEW BUSINESS:  

 
ITEM #1: CASE 19-013 – RIVER OF LIFE ASSEMBLY OF GOD ADDITION – SPECIAL LAND USE 

REQUEST. 
 
TITLE:  THE APPLICANT RIVER OF LIFE ASSEMBLY OF GOD, IS REQUESTING A SPECIAL USE 

PERMIT TO CONSTRUCT A SANCTUARY ADDITION.  THE PROPOSED SANCTUARY 
ADDITION IS 8,163 SQUARE FEET OF SPACE AND WILL BE AN ADDITION TO THE 
EXISTING CHURCH. 

 
LOCATION:  THE SUBJECT PROPERTY IS LOCATED AT RIVER LIFE ASSEMBLY OF GOD, WHICH IS 

LOCATED ON THE SOUTH SIDE OF SAVAGE ROAD, BETWEEN SHELDON ROAD AND 
MARTINSVILLE ROAD AT PARCEL ID# V125-83-105-99-0065-001 OTHERWISE 
KNOWN AS 870 SAVAGE ROAD (APPROXIMATELY 8.72 ACRES.).   



 
ACTION ITEMS:         A.  Presentation by the Applicant. 

B.  Presentation by Township Staff and Consultants. 
C.  Planning Commission Discussion. 
D. Planning Commission considers recommendation to Township Board.  
 

ITEM #2: CASE 19-013 – RIVER OF LIFE ASSEMBLY OF GOD ADDITION – PRELIMINARY SITE 
PLAN APPROVAL. 

 
TITLE:  THE APPLICANT RIVER OF LIFE ASSEMBLY OF GOD, IS REQUESTING PRELIMINARY 

SITE PLAN APPROVAL TO CONSTRUCT A SANCTUARY ADDITION.  THE PROPOSED 
SANCTUARY ADDITION IS 8,163 SQUARE FEET OF SPACE AND WILL BE AN 
ADDITION TO THE EXISTING CHURCH. 

 
LOCATION:  THE SUBJECT PROPERTY IS LOCATED AT RIVER LIFE ASSEMBLY OF GOD, WHICH IS 

LOCATED ON THE SOUTH SIDE OF SAVAGE ROAD, BETWEEN SHELDON ROAD AND 
MARTINSVILLE ROAD AT PARCEL ID# V125-83-105-99-0065-001 OTHERWISE 
KNOWN AS 870 SAVAGE ROAD (APPROXIMATELY 8.72 ACRES.).   

 
ACTION ITEMS:         A.  Presentation by the Applicant. 

B.  Presentation by Township Staff and Consultants. 
C.  Planning Commission Discussion. 
D. Planning Commission considers preliminary site plan approval.  

 
ITEM #3: CASE 19-020 – MASTER PLAN AMENDMENT 41620 E. HURON RIVER DRIVE 

FUTURE LAND USE.  
 
TITLE:  THE APPLICANT, SCOTT JONES, IS REQUESTING AN AMENDMENT TO THE 

TOWNSHIP’S FUTURE LAND USE MAP TO CHANGE THE FUTURE LAND USE 
DESIGNATION FROM MEDIUM DENSITY SINGLE FAMILY A TO MULTIPLE FAMILY 
RESIDENTIAL TO CONSTRUCT DETACHED CONDOMINIUMS ON THE PROPERTY.    

 
LOCATION:  The property located at 41620 E. Huron River Drive is the subject of the request.  

This property is located on the north side of E. Huron River Drive, adjacent to 
Edison Lake Road. 

 
ACTION ITEMS:         A.  Presentation by the applicant 

B.  Presentation by Township staff. 
C.  Planning Commission discussion. 
D. Planning Commission acts to recommend to the Township Board to 

approve the Amendment to the Future Land Use Map for distribution per 
the Michigan Planning Enabling Act. 

 
ITEM #4:  CASE 19-025 – TEMPORARY LAND USE APPROVAL  
 
TITLE:  THE APPLICANT, 5905 INC., IS REQUESTING A TEMPORARY LAND USE PERMIT TO 

PARK CARS AND TRUCKS.    
 
LOCATION:  The property is located at 5905 Belleville Road, Van Buren Township, MI  48111 

which is on the east side of Belleville Road, north of Van Born Road.   
 

ACTION ITEMS:         A.  Presentation by the Applicant 
B.  Presentation by Township Staff. 



C.  Planning Commission Discussion. 
D. Planning Commission considers action on the Temporary Land Use     

permit. 
 
 
GENERAL DISCUSSION:  
 
ADJOURNMENT: 



CHARTER TOWNSHIP OF VAN BUREN 
PLANNING COMMISSION  

June 26, 2019 
MINUTES - DRAFT 

 
Chairperson Thompson called the meeting to order at 7:31 p.m.  
 
ROLL CALL:   
Present:   Franzoi, Boynton, Kelley, Atchinson and Thompson. 
Excused:  Budd and Jahr.    
Staff:  Director Akers and Secretary Harman.  
Planning Representatives:  McKenna Associate, Vidya Krishnan. 
Audience:  Four (4). 
 
APPROVAL OF AGENDA: 
Motion Boynton, Kelley second to approve the agenda of June 26, 2019 as presented.  Motion 
Carried. 
 
APPROVAL OF MINUTES:   
Motion Kelley, Boynton second to approve the regular meeting minutes of June 12, 2019 as 
presented.  Motion Carried. 
 
NEW BUSINESS: 
 
ITEM # 1 19-023 – TEMPORARY LAND USE APPROVAL. 
 
TITLE: THE APPLICANT, ATCHINSON FORD, IS REQUESTING A RENEWAL OF THEIR 

TEMPORARY LAND USE PERMIT TO PARK LEASE TURN IN VEHICLES AND NEW 
VEHICLE INVENTORY. 

 
LOCATION: THE PROPERTY LOCATED AT 8705 BELLEVILLE ROAD, VAN BUREN TOWNSHIP, 

MI 48111, WHICH IS ON THE EASE SIDE OF BELLEVILLE ROAD, NORTH OF TYLER 
ROAD. 

 
Commissioner Atchinson requested to be recused from the discussion. 
 
Motion Boynton, Kelley second to recuse Commissioner Atchinson.  Motion Carried. 
 
Craig Atchinson of Atchinson Ford gave the presentation.  Mr. Atchinson is requesting a renewal of 
their temporary land use permit to continue parking return lease vehicles and new vehicle inventory 
at the property.  Mr. Atchinson now owns the property located at 8705 Belleville Road and is working 
on improvements to the property including the tear down of the old building, securing the property 
with new fencing, possibly adding lighting for security and changing the sign.  Mr. Atchinson displayed 
a color rendering of a potential new sign. 
 
Director Akers presented his staff review memo dated 6-21-19 recommending approval of the 
temporary land use permit for Atchinson Ford to continue the temporary land use of parking vehicles 
at 8705 Belleville Road, subject to the following conditions: 
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1. The applicant shall maintain setbacks which are consistent with the landscape buffering 
standards in the Townships Zoning Ordinance.  These are as follows: 

a. Front (East side adjacent to Belleville Road): 10’ from the property boundary. 
b. Side (North side adjacent to Belleville Manor): 20’ from property boundary. 
c. Side (South side adjacent to Armstrong’s Funland): 10’ from property boundary. 
d. Rear (East side adjacent to Belleville Manor Park): 20’ from the property boundary. 

2. Vehicles parked immediately adjacent to Belleville Road shall be parked with the front of the 
vehicle facing away from Belleville Road and adjacent properties in order to avoid headlight 
glare. 

3. The site shall be maintained in a clean manner and trash will be properly disposed of. 
4. The hours of operation for the temporary vehicle parking area shall mirror the hours of 

operation for the Atchinson Ford dealership. 
5. That any exterior lighting or signs be reviewed and approved by the Director of Planning and 

Economic Development for consistency with the Zoning Ordinance, prior to their installation. 
6. That the temporary land use permit is valid for a period of one year ending June 26, 2020. 

 
The applicant agreed to all conditions.  No comments from the Commission or the audience. 
 
Motion Kelley, Boynton second to approve Atchinson Ford’s renewal of their temporary land use 
permit to park lease turn in vehicles and new vehicle inventory on the property located at 8705 
Belleville Road, based on the analysis and subject to the conditions in Director Akers staff review 
letter dated 6-21-19.  Motion Carried.  (Letter attached) 
 
ITEM # 2 19-022 – INFINITY HOMES TOWNSEND PARK – SITE PLAN AMENDMENT. 
 
TITLE: THE APPLICANT, INFINITY HOMES, IS REQUESTING AN AMENDMENT TO THE 

APPROVED TOWNSEND PARK SITE PLAN FOR REVISED SINGLE-FAMILY 
ARCHITECTURAL ELEVATIONS. 

 
LOCATION: THE UNFINISHED TOWNEND PARK SUBDIVISION IS THE SUBJECT OF THE 

REQUEST.  THE DEVELOPMENT IS LOCATED ON THE EASE SIDE OF MORTON 
TAYLOR ROAD, NORTH OF ECORSE ROAD. 

 
Rino Soave of Infinity Homes gave the presentation.  Infinity Homes has purchased the remaining lots 
in the Townsend Park Subdivision; they are requesting an amendment to the site plan for revised 
single-family architectural elevations to move forward with the build out of the development. 
 
Director Akers presented his staff review letter dated 6-21-19 recommending the Planning 
Commission approve an amendment to the site plan for the Townsend Park development in order to 
allow Infinity Homes to construct homes consistent with the provided plans which depict elevations to 
be constructed on the remaining lots in the subdivision.  The approval is to be based upon the staff 
review letter dated June 21, 2019 and conditioned upon the following: 
 

1. Township Planning Staff shall review each application for a new single family home in order to 
determine that the new home meets the required setbacks and that the elevation meets the 
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Township’s “substantially different” architectural design standards set forth in the Zoning 
Ordinance. 

2. The Planning Commission recommends that the applicant make efforts to obtain architectural 
approve from the Home Owners Association of Townsend Park if there is one. 

 
Commissioners inquired how other projects by the applicant have been in relation to ordinance 
compliance and if the applicant has established contact or reached out to the homeowners 
associations in any of their current projects.  Director Akers is not aware of any compliance issues 
other than grass cutting and lawn maintenance.  Staff has received some soil erosion complaints; the 
applicant addresses these complaints as they are received by working with the builder to stay on top 
of street and site cleanup.  The applicant is currently working in four active communities and is 
working with the homeowners associations in those developments.  Mr. Soave will obtain a letter 
from the homeowners association for Townsend Park. 
 
No comments from the audience. 
 
Motion Kelley, Franzoi second to approve Infinity Homes request for an amendment to the 
approved Townsend Park site plan for revised single-family architectural elevations, based on the 
analysis and subject to the recommendations in the staff review letter dated 6-21-19.  Motion 
Carried.  (Letter attached) 
 
GENERAL DISCUSSION:   
 
ITEM #1: SENIOR HOUSING ZONING AMENDMENT 
 
Vidya Krishnan of McKenna Associates presented her Elderly Housing Ordinance Amendment letter 
dated 6-21-19 with proposed text amendments to the Zoning Ordinance for review and discussion by 
the Commission.   
 
Commissioners discussed changing the word “elderly” to “senior”, having staff identify parcels where 
senior housing is feasible, varying parking standards for independent and assisted living and the need 
for housing for every stage of life.  McKenna Associate Krishnan will change all language to reflect, 
“senior” instead of “elderly”. Director Akers mentioned possibly having target marketing through the 
DDA to identify areas where senior housing is feasible in the DDA District, local real estate agents and 
developers are spreading the word on the need for senior housing in the Township and senior housing 
as a special land use will allow for flexibility in regard to the parking standards. 
 
Beth Arnett of Clover Development a senior housing developer, is very interested in Van Buren 
Township, is willing to work with the special land use requirements and would like to see the zoning 
amendment move forward. 
 
Commissioners are ready to move the Senior Housing Zoning Amendment forward to a public hearing. 
 
Motion Boynton, Kelley second to have staff set up a public hearing in regard to the Senior Housing 
Zoning Amendment for review as well as to continue with revisions that may be necessary with 
McKenna Associates for the Zoning Ordinance.  Motion Carried. 
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ITEM #2: LAKE FRONT LOT ANALYSIS AS DIRECTED BY THE BZA 
 
Director Akers presented the staff memo dated 5-21-19 regarding narrow lakefront lots in the 
township.  The Board of Zoning Appeals (BZA) has seen a handful of variance requests for lakefront 
homes due to narrow lots.  Staff is looking into addressing these requests with the Planning 
Commission instead of the BZA to simplify the process.  He discussed two (2) options, having a 
separate zoning district for lakefront homes or a sliding scale setback that would allow smaller lots to 
have smaller setbacks.   
 
Commissioners identified that it would be an easier process to have the Planning Commission review 
instead of the BZA.  The Commission would like have more information and actual language to review 
at a future meeting. 
 
ADJOURNMENT: 
 

Motion Boynton, Franzoi second to adjourn at 8:18 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, July 10, 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 request.  
 

1. Case 19-013: A request by River of Life Assembly of God to construct a sanctuary addition to the existing 
church building. The addition would add 8,163 square feet of space to the building that is located on the 
south side of Savage Road between Sheldon and Martinsville Roads at 870 Savage Road, Parcel ID# 83-105-
99-0065-001. 
 

Please address any written comments to the Van Buren Township Planning Commission at, 46425 Tyler Road, Van 
Buren Township, MI  48111 or by e-mail at rakers@vanburen-mi.org. Written comments will be accepted until 4:00 
p.m. on the hearing date and all materials relating 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 the Van Buren Township Planning & Economic Development department 
at 734-699-8913 at least seven (7) days in advance of the meeting if you require assistance. 
 

  
Posted:              June 3, 2019  
Published: June 20, 2019 

mailto:rakers@vanburen-mi.org




 

June 4, 2019 
 
Planning Commission 
Charter Township of Van Buren 
46425 Tyler Road 
Belleville, MI 48111 
 
 
Subject: VBT 19-013-SLU, River of Life Assembly of God/870 Savage Road; Special Land Use 

Review #1; Revised Site Plan Dated March 1, 2019; Recd. by Township May 24, 2019. 
 
Dear Planning Commissioners: 
 
The applicant, River of Life Assembly of God, proposes to build an 8,163-square foot sanctuary addition to an 
existing church.  Additionally, the applicant proposes to expand the parking lot.  The site is located on the south 
side of Savage Road, between Sheldon and Martinsville Road, and has a total area of 8.72 acres.  
 
The site is zoned AG (Agricultural and Estates) District.  The applicant proposes to construct an 8,163 square foot 
rear addition to an existing 4,889 square foot building.  Religious institutions are permitted as a special land use in 
the district per Section 3.109 (c) of the Zoning Ordinance.   
 
We have reviewed the site plan and special land use applications for compliance with the regulations of Van 
Buren Township Zoning Ordinance and sound planning and zoning principles.  Our site plan comments are 
addressed in our letter dated June 6, 2019, and we offer the following comments on the special land use 
application: 
 
Special Land Use Review Comments 
 
Section 12.306 of the Zoning Ordinance sets forth 9 criteria for the Planning Commission to consider when 
reviewing special land use proposals.  Following is our review of each criterion: 
 

1. The special land use will promote the use of land in a socially and economically desirable manner 
for persons who will use the proposed land use or activity, for landowners and residents who are 
adjacent thereto, and for the Township as a whole.  The site is located in the AG district, in an area 
occupied by single family residences and other uses typically permitted in residential districts and large lot 
areas.  A church or religious institution is typically located in residential areas to serve the needs of the 
community. The site and the abutting areas are designated as ‘Village Residential’ with 8,400 square foot 
lots in the Master Plan. Therefore, the church will continue to serve the future dwellings that are likely to 
be constructed in the area.  
 
The site has direct access onto Savage Road which is a paved road, and proposes improvements to 
access and on-site circulation. Furthermore, the Zoning Ordinance includes greenbelt screening 
requirements along the side property lines. These standards are addressed in our site plan review letter.  
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2. The special land use is necessary for public convenience at that location.  The church is an existing 
land use.  The applicant’s proposal is to expand the church use by constructing a larger sanctuary.  
Churches and places of worship are typically located in residential neighborhoods to serve the needs of 
the community.  While there are several churches along Huron River Drive to the north, there are no other 
churches located in the immediate vicinity of the subject site and to its east.   

 

3. The special land use is compatible with adjacent uses of land.  As previously stated, churches and 
other places of worship are typically located in areas with residential dwellings.  It is our understanding 
that the existing church, which is small, is inadequate to meet the needs of the growing congregation, 
resulting in the need for the expansion.  The subject site and all the parcels in the immediate vicinity are 
zoned Agricultural and Estates, with the exception of one parcel rezoned to R-1A by a consent 
judgement.  The Master Plan designates the subject site and parcels to its east and west as Village 
Residential with 8,400 square foot lots.  The parcels to the north are a mix of Village Residential and 
Mixed Use, while the land to the south of the subject’s site is master planned as Low Density Single 
Family residential with 20,000 square foot lots. The church will likely serve the religious needs of some of 
the potential residents of the anticipated future development.  Site plan related items such as 
landscaping, access, circulation, adequate parking etc., are reviewed and addressed in our site plan 
review letter under separate cover.  All these factors contribute to making the use more compatible with 
adjacent uses of land, as intended by the Master Plan.        

 

4. The special land use is so designed, located, and proposed to be operated that the public health, 
safety, and welfare will be protected.  The proposed building footprints comply with the Zoning 
Ordinance setback requirements.  Any potential adverse off-site impacts will be mitigated by the 
conditions required during with the site plan approval process, thus protecting the public health, safety, 
and welfare. 

 
5. The special land use can be adequately served by public services and facilities without 

diminishing or adversely affecting public services and facilities to existing land uses in the area.  
The site is currently occupied by a church.  The proposed expansion significantly alters the footprint of the 
structure along with a much larger parking lot.  No new curb cuts are proposed onto savage Road.  The 
Township Engineer and Fire Department have provided the applicant with a list of necessary 
improvements to the on-site utilities to meet the increased needs of the site.  The plan also includes a 
bioswale at the south end of the proposed parking lot to address increased storm water drainage.  This is 
subject to review and approval by the Township Engineer. Wayne County and if necessary, MDEQ.    

 

6. The special land use will not cause injury to the value of other property in the neighborhood in 
which it is to be located.  The operation of the use, with site improvements for landscaping, building 
appearance, lighting and proper circulation will protect neighboring properties from harm.  The proposal is 
consistent with the Township’s Master Plan and existing zoning.   

 

7. The special land use will consider the natural environment and help conserve natural resources 
and energy.  This standard can be met.  The existing church and the proposed expansion with the 
parking lot are located in the northern half of the parcel.  The southern portion is significantly wooded and 
is to remain untouched.  The applicant had previously submitted applicant has submitted a tree list with 
29 regulated trees.  However, there was no survey identifying the location of the surveyed trees and 
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whether they were to be removed or preserved.  Our site plan notes that replacement trees must be 
provided if any regulated trees are to be removed.    

 
8. The special land use is within the provisions of uses requiring special approval as set forth in the 

various zoning districts herein, is in harmony with the purposes and conforms to the applicable 
regulations of the zoning district in which it is to be located, and meets applicable site design 
standards for special approval uses.  These items are addressed throughout this letter and in our 
accompanying site plan review letter dated June 6, 2019.  Major site plan related considerations to 
determine compliance with the requirements of the Zoning Ordinance as well as sound planning and 
zoning principles have been submitted and are adequate.  
 

9. The special land use is related to the valid exercise of the Township’s police power and purposes 
which are affected by the proposed use or activity.  Consideration of a special land use for the 
significant expansion of the church, to determine its impact upon neighboring property or public facilities 
is within the purview of the Planning Commission and Township Board of Trustees and a valid exercise of 
the Township’s police power. 

 
Specific Approval Criteria for Religious Institutions and Places or Assembly [Section 5.139]:    
 

a. Religious institutions and places of assembly shall front upon and have all ingress and egress 
directly to a hard surface primary or secondary when, in the opinion of the Planning Commission, 
this requirement is deemed practical.  This standard has been met.  The church has frontage and 
access onto Savage Road, which is a paved primary road.    

 

b. If music, bells, carolers, chimes or similar audio presentation are to be used, the expected use, 
times, durations and volumes shall be disclosed on the site plan.  This standard has been met.  The 
use statement on the cover sheet states that there will be no music, bells, chimes or similar audio 
presentations used on the site. 
 

c. All uses of the structure, facility and land shall be completely described in a full use statement on 
the site plan, such uses as outdoor recreation areas, pavilions, memorial gardens, memorials, 
gathering areas and similar uses or activities shall be identified on the site plan. This standard has 
been met.  The use statement notes that most activities will be carried out indoor in the proposed 
sanctuary and existing building areas. The statement also notes that the active youth and children’s 
ministries will play games on the property, and during harvest festival the church will host outdoor 
activities and games with a tent on the property. The activities noted are an integral part of the churches 
function, and do not require additional approval unless expanded to include a carnival or similar event 
open to the general public. 
 

d. When a use other than religious service, forms of worship, and/or other approved assembly 
exceeds an average of twenty (20) hours per week the site shall be considered to have two (2) or 
more principal uses involved. The Planning Commission shall consider the impact of each use 
upon surrounding parcels and shall require provisions in the site plan to minimize the effect of the 
uses on surrounding properties.  This standard is met.  The use statement notes that there will be no 
separate childcare services, daycare or similar uses on the site.   
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e. The landscaping requirements of this Ordinance (Article 10) shall apply to religious institutions 
and places of assembly. The site shall be considered a non-residential site for the purposes of 
landscaping.  This standard can be met.  We have reviewed the landscape plan in detail for compliance 
with the landscaping requirements of the Zoning Ordinances.  With the exception of a few discrepancies, 
species changes and clarification, the plan is significantly in compliance with requirements.  

  
Recommendations 
 
Based on the above, we find that the proposed religious institution (church) meets the criteria for special land use 
approval, subject to several conditions. Therefore, we recommend that the Planning Commission recommend 
special approval to the Township Board, subject to the following conditions: 
 

1. Approval of utility upgrades by the Township Engineer and stormwater drainage plan approval by 
Township Engineer and Wayne County. 

2. Changes to landscape plan with appropriate species, screening and tree replacement, if required.   
3. That all of the conditions of preliminary site plan approval are met. 
4. Final site plan approval.  

 
Respectfully submitted, 
 
McKENNA  
 
 
       
 
Vidya Krishnan 
Principal Planner 

 

c: Ron Akers, Van Buren Township Director of Planning & Economic Development 
Matt Best, Van Buren Township Director of Public Services 
David Potter, FTCH, Township Engineers 
David McInally, Van Buren Township Fire Marshal 

 

 

 



 

June 4, 2019 
 
Planning Commission  
Charter Township of Van Buren 
46425 Tyler Road 
Belleville, Michigan 48111 
 
Subject: VBT 19-013-SPR, River of Life Assembly of God/870 Savage Road; Preliminary Site Plan 

Review #2; Revised Site Plan Dated March 1, 2019; Recd. by Township May 24, 2019. 
 
Dear Planning Commissioners: 
 
The applicant, River of Life Assembly of God, proposes to build an 8,163-square foot sanctuary addition to an 
existing church.  Additionally, the applicant proposes to expand the parking lot.  The site is located on the south 
side of Savage Road, between Sheldon and Martinsville Road, and has a total area of 8.72 acres. Our comments 
are as follows (items requiring changes or additional information are underlined): 
 
COMMENTS 
 

1. Zoning and Use.  The site is zoned AG (Agricultural and Estates) District.  The applicant proposes to 
construct an 8,163 square foot rear addition to an existing 4,889 square foot building.  Religious 
institutions are permitted as a special land use in the district per Section 3.109 (c) of the Zoning 
Ordinance. The site is surrounded by similar AG zoning. 
 

2. Required Information.  Section 12.203 of the Zoning Ordinance includes requirements for information on 
a site plan.  As previously required, the following items must be  noted on the site plan: 

 Location and height of all structures located within 100 feet of the subject site’s property lines. 

 Notation of zoning designation for the property to the south. 

 Notation of any required Township, County, or State permits. 

 Designation of fire lanes. 

 Clarify size and use of shed shown on site. 
   

3. Lot.  The parcel has a total area of 8.72 acres.  The legal description is included with the tax parcel Id 
number.  
 

4. Dimensional Requirements.  The minimum required lot width for the parcel is 150 feet.  With a width of 
125 feet, the subject site is an existing non-conforming lot.   
 
The minimum required front, rear, and side yard setbacks per Section 4.102 of the Zoning Ordinance are 
50 feet, 35 feet, and 10 feet (25 feet total of 2), respectively.  The existing church and the proposed 
addition comply with all of the required setbacks.    
 
Maximum permitted building height is 2 stories and 30 feet.  The elevations proposed indicate a 
maximum building height of 21.25 feet to the mid-point of the gable roof and 28.1 feet to the top of the 
roof peak, which are within the maximum allowable height.      
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5. Access and Circulation.   
 

a. Location of Curb Cuts.  The subject site has 2 existing access drives off Savage Road that are 
proposed to be retained.  The east access is to be widened to 24 feet, and intended for two-way 
movement of vehicles.  The pavement must be striped to show two-way pattern. The west access 
drive is proposed to remain at 11.5 feet wide and is less than the minimum for a one-way access 
drive.  This is an existing non-conformity.  The site plan proposes signage indicating “emergency 
vehicles only” along the west drive to be placed at the southwest corner of the building, and on the 
north side of the site.  The locations of the pole mounted signage must be shown. The circulation plan 
proposed for emergency access is subject to review and approval by the Fire Department and 
Township Engineer.   

 

b. Cross Access.  The site plan does not propose any cross access with the adjacent property to either 
side.  While it is the Township’s policy to require cross access wherever feasible, in this case the 
abutting properties are all residential-zoned or -used parcels, and cross access to direct traffic 
through those sites is not desirable. 

 

c. Sidewalks.  The site plan indicates a new 5’ wide concrete sidewalk along the site’s Savage Road 
frontage.  The plan also proposes a 5’ wide concrete sidewalk on the east side of the building 
providing access from the parking area to the existing sanctuary building.  The plan indicates a small 
5’ stretch of concrete sidewalk on the west side of the building intended to provide access to the 
HVAC unit and an existing electrical service box.   The plan previously proposed separating the 
handicap access spaces on the south side of the building from the main entrance by a 5’ landscape 
bed.  We had recommended that the applicant provide a crossing from the handicap spaces to line up 
with the portico, to prevent wheelchairs having to move into the east or west access drives.  The 
revised plan eliminates the entire landscape area in favor of a wide crosshatched area. This is not a 
safe design.  As proposed, there is nothing preventing vehicles from pulling forward to encroach into 
the drop-off aisle under the portico.  The landscape area previously shown must be included with a 
gap aligning with the portico to allow for safe access, as previously recommended 
 

6. Parking and Loading. 
 

a. Space Dimensions.  All of the parking spaces on the site are dimensioned at 9.5 feet wide by 20 feet 
long and comply with Zoning Ordinance standards.  The plan includes a detail which notes that all spaces 
will be double striped; however, we continue to recommend that all sheets illustrate the double striping for 
consistency.    

 

b. b. Number of Parking Spaces.  The parking requirement is one (1) space per three (3) seats or six 
(6) feet of linear seating in the main assembly area, plus one (1) space per two (2) employees.  Per 
the site plan, the seating capacity of the main assembly is 362 seats, with 2 additional employees, 
resulting in a total parking requirement of 121 spaces + 1 space = 122 spaces. The site plan notes the 
provision of 124 spaces, including 5 handicap accessible spaces, and meets the need.   
 

c. Barrier Free Spaces.  The plan indicates a total of five (5) barrier free spaces, which is sufficient for 
a parking lot with up to 150 spaces 
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d. Loading.  The site plan includes one (1) 10’ x 50’ loading spaces in the middle of a drive aisle on the 
south side of the site.  The plan notes that the space will be used when the weekly services are not in 
session.  This is acceptable.    

 

7. Landscaping and Screening.  The site is located in the Township’s Agricultural and Estates (AG) 
district.  All sites are strongly encouraged to exceed Zoning Ordinance minimums for landscaping, site 
design, and building appearance among others.  Our comments on individual landscaping requirements 
are reflected in the following comments: 
 

a. Landscaping Adjacent to the Right-of-Way.  Section 10.103(A) requires lot frontage landscaping of 
1 deciduous tree/40 lineal feet + 1 ornamental tree/100 lineal feet + 8 shrubs/40 lineal feet.  Based on 
the frontage of the site on Savage Road, a total of 3 deciduous trees + 1 ornamental trees + 18 
shrubs are required.  The landscape plan notes the provision of 3 deciduous tree, 1 ornamental tree, 
and 24 shrubs.  
 

b. Parking Lot Landscaping.  Section 10.103(B)(1) requires all parking lots to be landscaped and 
screened from adjoining public or private rights-of-way.  The parking lot area on the site is setback 
more than 340 feet from Savage Road right-of-way.  The plan indicates an existing row of Pine trees 
would likely screen the portion of the parking lot that would be visible from Savage Road.  The 
landscape plan proposes six (6) additional Pine trees planted into the gaps of the existing row of 
trees, to create an opaque screen.  

 
Interior parking lot landscaping.  Section 10.103(B)(2) requires the provision of landscaping within 
islands in a parking lot. The plan includes landscape islands located at the end of each row of parking, 
resulting in a total of 12 landscape islands. All of the proposed islands are to be planted with two (2) 
deciduous trees each and flowering shrubs. 
 

c. Loading Area Landscaping. None required.  
 

d. Display Area Buffering.  This requirement is not applicable. 
 

e. Greenbelt Buffering. Per section 10.103, sub-section (E), unless the lot is used for agricultural use it 
must have 1 tree per 30 linear feet located in a 10-foot wide buffer. The south side of the parcel is 
covered by wetlands; however the required buffer must be provided along the east and west property 
lines abutting the area of development.  The plan proposes a 5’ wide greenbelt along both property 
lines, planted with juniper (east) and Arborvitae (west) property lines. The proposed Arborvitae and 
Juniper species do not qualify as trees.  Section 10.106 of the Zoning Ordinance allows the Planning 
Commission to approve modifications to the landscape requirements; while this might be necessary 
for the 10-foot wide buffer based on the narrowness of the lot and limited area to locate a conforming 
number of parking spaces, we continue to recommend evergreen trees within these greenbelt areas.   
 

f. Open Space Landscaping.  The Zoning Ordinance requires 1 tree/3,000 square feet of open space 
area not occupied by buildings or parking.  Based upon prior discussion with the applicant, a 
significant portion on the south side of the site is wooded and to remain untouched. Information must 
be presented with a rough estimate of the trees in this area, which will likely meet the ordinance 
standard.  
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g. Detention Pond Landscaping. The site and landscape plans include a proposal to relocate a 
drainage ditch along the south property line and create a 40’ x 200’ bioswale.  The proposed drainage 
system is subject to review and approval by the Township Engineer and Wayne County.  Any planting 
around the drainage areas are under Wayne County’s jurisdiction.  A planting plan for this area must 
be provided and approved by the County.  

 

h. Other Requirements The site plan and landscape plan do not match on the southeast corner of the 
site. The site plan shows it as a crosshatch area while the landscape plan notes it as an island with 3 
evergreen trees. Additionally, the site plan shows a 5’ sidewalk on the west side of the building, while 
the landscape plan labels the area as grass.  The revised plan proposes landscaping at the base of a 
new monument sign along Savage Road.  While the site plan accurately notes that a new sign will be 
built in conformance to the Ordinance required setback, the landscape plan appears to reference the 
existing nonconforming sign.  The plans must be revised for consistency.   
 
The landscape plan must also include proposed method of irrigation for the plantings.  Section 
10.105(C) requires automatic irrigation system for all landscape areas.  We continue to recommend 
that the Bradford Pear species be replaced with a more durable species.  Bradford Pears have a 
short lifespan and weak limbs, which makes the species susceptible to damage during storms.   
 

8. Tree Removal Permit.  A tree removal permit is required if the applicant proposes to remove any trees of 
5” caliper or larger.  The applicant had previously submitted a tree list which noted a total of 29 trees on 
site meeting these criteria.  We had asked for clarification if any of these trees were proposed for removal; 
however, the revised submission does not address this issue. The applicant must provide a tree summary 
which lists all the trees on the site only within the area of disturbance i.e., to the limits of the grading plan 
on the south side, those to be preserved, those to be removed and identify them on the survey.  If any 
regulated trees are to be removed, replacement must be provided as set forth in Section 8.106(J) of the 
Zoning Ordinance.  Required landscaping cannot be counted towards tree replacement.        
 

9. Stormwater Pond.  The site plan indicates a bioswale on the south side of the property along with a 
relocated drainage ditch.  Storm water detention calculations are subject to review and approval by the 
Township Engineer and Wayne County. 
 

10. Lighting.  The site plan proposes 20’ high single head light poles within the parking lot islands and along the 
periphery of the parking lot.  The plan submitted includes a photometric plan with light fixture details and 
illumination intensities. Lighting must be contained on the site, and light trespass onto adjacent properties 
must not exceed the levels in Section 8.105(B) (3). The plan appears to comply.  However, the photometric 
plan is limited to the parking lot area only.  Clarify source of illumination for the main drive aisle, entrance off 
Savage and along the west access drive.  Further, clarify location of any wall mounted light fixtures on the 
building.   The plan includes 2 fixtures types – a pole mounted fixture and a decorative fixture.  Clarify 
location of the decorative fixture. 

 

11. Architecture and Building Details.  The applicant has submitted elevations of the proposed addition and 
existing building.  The existing portion of the building is to be retained as is.  The proposed addition is 
designed with a 42” masonry base and cement board siding and provided with an asphalt shingle roof.  The 
applicant must clarify if the masonry is brick or block.  The east elevation is to be provided with a horizontal 
row of windows across most the façade, while the south side serving as the main entrance is to be provided 
with a covered portico supported by limestone columns.  Proposed building colors must be noted. The site 
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plan indicates the HVAC system on the west side of the building. The applicant must include details with any 
screening. Building material samples and colors must be presented at the Planning Commission meeting for 
review. 
 

12. Dumpster.  The site plan indicates a new 10’ x 10’ dumpster enclosure on the southeast corner of the 
parking lot.  Typical enclosure details indicate the structure will be constructed of split face block, provided 
with cedar gates to be reinforced with steel, and have bollards outside to protect the gates. Landscaping in 
the form of 3 evergreen trees is proposed to the east of the dumpster. The south side does not require 
screening as it abuts the bioswale and extensive wooded land owned by the applicant. 
 

13. Signs.  The site has an existing non-conforming sign along the site’s Savage Road frontage, located 
within 25 feet of the property line.   The revised plan proposes its removal and replacement with a new 6’ 
tall, 24-square foot sign, at the 30 foot setback line as permitted. The Zoning Ordinance allows for a 
single monument sign with a maximum height of 6’ and area of 40 square feet placed at a minimum 
setback of 30 feet.   
 

RECOMMENDATION 
 
The site plan includes most of the required details required by the Zoning Ordinance.  Any items that are either 
missing or require additional information can be included at final site plan review.  Therefore, we recommend that 
the Planning Commission approve the preliminary site plan, subject to the following items being satisfactorily 
addressed prior to final site plan review: 
 

1. Provide all required information under section 12.203 of the Zoning Ordinance, as noted in Comment 2, 
above. 

2. Stripe pavement for the east access drive to shown two-way movement of vehicles and location of 
“emergency vehicles only” signage for the west access drive, as noted in Comment 5.a, above.  

3. Revise sidewalk design on the north side of the handicap access spaces as recommended in Comment 
5.c, above. 

4. Illustrate the double striping proposed for the parking spaces, as noted in Comment 6.a, above. 
5. Revised landscape plan to note greenbelt width along east and west property lines and substitute 

proposed evergreen shrubs with trees species, as noted in Comment 7.g, above. 
6. Provide information regarding existing tree cover in south side of parcel to indicate compliance with open 

space landscaping requirements, as noted in Comment 7.f, above. 
7. Provide landscaping around bioswale as required by Wayne County, as noted in Comment 7.g, above. 
8. Revise landscape plan and site plan for consistency and to correct multiple errors, as noted in Comment 

7.h, above.  
9. Revise landscape plan to note proposed method of irrigation, as noted in Comment 7.h, above. 
10. Replace proposed Bradford Pear tree species, with an alternate durable species, as noted in Comment 

7.h, above. 
11. Provide tree summary and replacement calculations if required, as noted in Comment 8, above. 
12. Provide illumination plan for access drives and entrance to the site off Savage Road. Also include 

information regarding proposed decorative and any wall mounted fixtures, as noted in Comment 9, above.  
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13. Identify masonry material, proposed building colors and HVAC screening, as noted in Comment 11, 
above. 

14. Planning Commission and Township Board of Trustees Approval of the proposed special land use. 
 

Respectfully submitted, 

 
McKENNA 
 
 
 
 
   
Vidya Krishnan 
Principal Planner 
 
 
c: Ron Akers, Van Buren Township Director of Planning & Economic Development 

Matt Best, Van Buren Township Director of Public Services 
David Potter, FTCH, Township Engineers 
David McInally, Van Buren Township Fire Marshal 

 



June 7, 2019
FTCH Project Number 190545
VBT Project Number 19-013

Ms. Carol Thompson
Planning Commission Chairperson
Van Buren Township
46425 Tyler Road
Van Buren Township, MI 48311

Re: River of Life Sanctuary Addition
870 Savage Road
Preliminary Engineering Plan Review

Dear Ms. Thompson:

At the request of Van Buren Township (VBT), Fishbeck, Thompson, Carr & Huber, Inc. (FTCH) has reviewed the 
Site Plan dated March 1, 2019, submitted to VBT for Preliminary Site Plan approval for the proposed River of Life 
Sanctuary Addition Project, which is located at 870 Savage Road. For clarification, the revised plan set has the 
same date as the plans previously submitted for review. The previous plans had been reviewed for feasibility. 
The FTCH review letter dated April 12, 2019, stated no objection to moving forward with the submittal process. 

This proposed project includes the addition of a sanctuary building and parking lot at the River of Life Assembly 
of God. The existing site includes one sanctuary building with two asphalt driveways connecting to Savage Road 
and a parking lot on the south side of the building. The proposed improvements include: removal of the existing 
parking lot; construction of a new 8,163-square-foot sanctuary structure; construction of a 130-space 
bituminous pavement parking lot; construction of parking lot lighting; construction of underground water 
utilities; relocation of an onsite drainage ditch; and other various landscaping and site plan improvements. Our 
review comments are as follows:

General

The following items are general requirements established as part of the Engineering Standards Manual, 
Charter Township of Van Buren (April 2014). 

1. Plans must indicate relocating and/or addressing the overhead utilities that run through the proposed 
building footprint. The applicant must supply any and all easement information to VBT for review. Plans 
must show the location of any proposed relocated overhead utility poles.

2. Soil borings and the groundwater level in these soil borings will need to be provided prior to engineering 
plan approval.

3. An overall drainage area map should be provided indicating all areas tributary to the existing drain and the 
proposed stormwater system (i.e. pre- and post-construction overland flow route).

4. Provide a list of private utility contacts with facilities within the project limits.
5. Plans must include the applicable Standard Detail Drawings (SDD) as found in Appendix A of the VBT 

Engineering Standards Manual. The applicant can request full size (24- x 36-inch) Standard Detail sheets 
from VBT, as needed.

6. Plans must show the 100-year flood elevation when within the site. The plans must either include the 
topographic survey plan sheets dated November 15, 2013 (Sheet 1 - 3) or include the flood note from the 
topographic survey plan on the plan sheets.  
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7. All existing and proposed easements must be shown on the plans.
8. An undisturbed, vegetative buffer strip of at least 25 feet (ft) shall be retained around wetlands and other 

sensitive areas.
9. The title sheet must include drawing revision dates with any update. This allows VBT to follow/track plan 

changes. 
10. A MISS DIG note must be provided on each sheet. 
11. A legend must be shown identifying the line styles and symbology used.
12. The applicant should be aware that more detailed plans will be required when submitting for Engineering 

and Final Site Plan approval. These details include, but are not limited to, the following: quantity lists; 
pavement grades, elevations, and dimensions; driveway radii; length, type, class, size, invert elevations, and 
slopes of the proposed pipes/trench drains/culverts; finish grades of all fire hydrants and valve-well rims; 
storm drainage area maps; bioswale grades, elevations, and inlet/outlet details; proposed elevations for 
pavement, sidewalks, tops of curbs, and parking islands; typical sidewalk detail; limits of pavement and 
sidewalk construction; culvert invert elevations; and pavement markings/signage for one-way entrance/exit.

Water Main Service

Existing: VBT’s Geographic Information System (GIS) records indicate a public 16-inch (in) water main runs 
east-west on the south side of Savage Road. There is one existing hydrant along Savage Road at the property just 
west of the project. The plans indicate an existing 1-in water service line to the existing building.

Proposed: The applicant is not proposing any additional domestic water services to the proposed building. The 
plans propose one 8-inch water main servicing a fire hydrant and one 4-inch fire service line to the proposed 
building fire suppression system.

Comments:

1. All hydrant leads must be valved.
2. All new water main must be in a dedicated 12-ft easement. Water main must be 6-ft off property line to 

include entire easement onsite.
3. Applicant must verify that the existing 16-in water main has a permanent easement dedicated to VBT. If not, 

a 12-ft easement will be required as part of this project. Applicant shall keep any new frontage signage and 
landscaping outside of the existing/proposed 12-ft water main easement.

4. A gate valve and well will be required at the 8-in water main connection along Savage Road. Final gate valve 
locations must be approved by the VBT Water and Sewer Department. The proposed 4-in water service line 
connection also requires a valve, but can be within a valve box.

5. Applicant must verify demand pressure requirements for building service and fire flow.

Sanitary Sewer

Existing: The VBT GIS records indicate there is an existing public 15-in sanitary sewer running east-west along 
the south side of Savage Road. There are no sanitary sewer service leads in VBT’s records or shown on the plans. 

Proposed: The applicant is not proposing any improvements to the existing sanitary sewer system.

Comments:

1. Any proposed sanitary sewer service locations must be indicated in plan view.
2. Basis of design flow computations for sanitary sewers must be submitted, indicating the existing service lead 

has capacity for the updated building use.
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3. If a new lead is necessary, a cleanout shall be provided within 5 ft of foundation walls, at all bends and at 
intervals no greater than 100 ft. A minimum of one cleanout external to the building shall be required on all 
proposed sanitary leads.

Storm Sewer

Existing: The proposed project area is developed close to Savage Road, including a building and a parking lot, 
and largely undeveloped at the back of the property, including grass, dirt, trees, and wetland. Site Plan 
topography indicates the existing developed portion drains into the roadside ditches along Savage Road, and 
over half of the remaining existing site runoff flows into a drain that runs east-west through the property. At the 
time of this review, it is unknown if the drain along the southern half of the property is a county drain. Site 
runoff from the southern portion of the property appears to drain into onsite wetlands and offsite onto the 
adjacent properties to the east and south.

Proposed: The applicant is proposing to capture stormwater runoff from the additional building and parking lot 
improvements via roof drain leads and parking lot trench drains into an onsite bioswale which will flow into a 
relocated onsite drainage ditch.

Comments:

1. Applicant must verify the regulating authority for the drainage ditch on the property. Preliminary 
investigations by FTCH did not indicate the ditch was a county drain. Based on a phone conversation with 
the project engineer, Gary Lamarand, on June 6, 2019, the developer has consulted with Wayne County 
regarding the project and they do not recognize the ditch as a county drain. The drainage ditch does appear 
to be an established waterway and would fall under the jurisdiction of the Michigan Department of 
Environment, Great Lakes, and Energy (EGLE). Applicant is advised to discuss with EGLE for assistance in 
applying for a joint permit application. Discussions with the regulating authority should begin now, as to not 
delay the approval process. 

2. The plans show the proposed drainage ditch being constructed east-west across the property whereas the 
existing drainage ditch is shown at an angle according to the submitted topographic survey dated 
November 15, 2013. Applicant must include ditch grades and tie-in details to the adjacent property ditches 
to account for the shift in the drainage ditch alignment. At no time may the proposed development and 
grading prohibit upstream flow from continuing through the property.

3. Plans indicate 30-ft 18-in reinforced concrete pipes on the west and east sides of the proposed relocated 
drainage ditch. From the description of the stormwater system on Sheet S-3, the pipes are intended as 
culverts for access roads. These pipes are not shown on Sheet S-1. Plans must indicate how these pipes were 
sized and how they connect to the existing ditches both upstream and downstream of the site. 

4. An underground or sheet flow drainage system will be required. The proposed trench drain system shown 
has the potential for many issues such as maintenance, freeze/thaw drainage issues, Americans with 
Disabilities Act 2010 (ADA) compliance issues, etc.  

5. Preliminary stormwater detention storage calculations must be provided to verify stormwater storage 
facility sizing. Sites with drainage areas greater than 5 acres must have a detention system designed for the 
100-year storm event.

6. The permanent water elevation within existing ditches and drains should be field measured and indicated on 
the plans.

7. Applicant must submit and obtain stormwater and right-of-way (ROW) approval from Wayne County prior to 
VBT granting final site plan approval. It is recommended that the applicant submit early in the process 
and/or have an in-person meeting with Wayne County to avoid resubmittals due to county regulations and 
changes.

8. Applicant must include culvert inverts and slope details.  
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Soil Erosion and Sedimentation Control (SESC)

1. An SESC Plan shall be provided in accordance with the VBT Engineering Standards Manual, Chapter II, Plan 
Requirements, Paragraph D, SESC Plan Requirements, and in accordance with Wayne County SESC 
standards. A permit must be acquired from the Wayne County SESC County Enforcing Agency (CEA). 
https://www.waynecounty.com/departments/environmental/landresources/soil-erosion.aspx

Recommendation

At this time, we are recommending the Planning Commission grant the River of Life Sanctuary Addition Project 
Preliminary Site Plan approval. Further research and coordination with governing authorities must be conducted 
regarding the onsite drain and overall onsite stormwater management prior to submitting Engineering Plans. 

If you have any questions regarding this project, please contact me at 248.324.4791 or dpotter@ftch.com.

Sincerely,

FISHBECK, THOMPSON, CARR & HUBER, INC.

David L. Potter, PE, CSI-CCCA Paul J. Kammer, PE

nac
By email
cc: Mr. Ron Akers – Director Planning and Economic Development

Mr. Matthew Best – Deputy Director Planning and Economic Development
Mr. James Taylor – Director of Public Works

https://www.waynecounty.com/departments/environmental/landresources/soil-erosion.aspx
mailto:dpotter@ftch.com




















 
 

46425 Tyler Road, Van Buren Twp., MI 48111-5217 Website: vanburen-mi.org 
Telephone 734-699-8900    Fax 734-699-5213 

July 2, 2019 

 

Planning Commission 

46425 Tyler Road 

Van Buren Township, MI  48111 

 

RE: Case 19-020 Rezoning for 41620 E. Huron River Drive 

 

Commissioners,  

 

The next step in the process of amending the future land use plan is to prepare the revision to the future 

land use plan and move to submit those amendments to the Township Board.  The Township Board will 

then make a decision to approve the distribution of the plan amendment to the adjacent communities as 

required by the Planning Enabling Act.   

 

McKenna & Associates has provided a revised future land use map which depicts the property at 41620 

E. Huron River Drive as RM, Multiple Family Residential with a note which states, “Land uses should be 

limited for parcel 83-089-99-0010-702 to single family detached dwellings at a maximum density of 6-7 

single family dwelling units per acre.  Due to the adjacent land uses multiple family housing is not 

suitable for this area.  The decision before the Planning Commission is whether or not to recommend to 

the Township Board the distribution of the plan to utilities and adjacent communities for their 42 day 

comment and review period.  Based on prior discussion staff is recommending approval of the request. 

 

The notice of intent to plan was sent out on June 21, 2019 in accordance with the Michigan Planning 

Enabling Act. If you have any questions or would like to discuss this matter further, please contact me.   

 

 

Sincerely, 

 

 

 

 

 

 

Ron Akers, AICP 

Director of Planning and Economic Development 
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June 7, 2019 
 
Scott Jones 
11696 Juniper Dr 
Van Buren Township, MI  48111 
 
RE: Case 19-020 Master Plan Amendment 41620 E. Huron River Drive 
 
Mr. Jones,  
 
The following is a projected timeline for the amendment to the Township’s Future Land Use Map if 
everything is approved in a timely manner by the required boards and commissions: 
 
June 12, 2019:  Introduction to the Planning Commission.  Planning Commission considers 

submitting notice of intent to plan. 
June 17, 2019: Notice of Intent to Plan Sent Out 
July 10, 2019: Planning Commission acts to submit the proposed plan amendments to the 

Township Board.  
August 5, 2019:  Township Board work study. 
August 6, 2019:  Township Board approves plan distribution. 
August 9, 2019:  Notices for 42-day comment period sent out. 
September 25, 2019: Planning Commission moves to decide to hold a public hearing. 
October 23, 2019: Planning Commission holds public hearing.  Votes to adopt Master Plan 

amendment. 
November 4, 2019: Township Board Workstudy 
November 5, 2019: Township Board decision. 
November 8, 2019: Notice of adoptions sent out. 
December 11, 2019: Public Hearing for Rezoning of property.  Recommendation made by the 

Planning Commission. 
January 6, 2020: Township Board Workstudy 
January 7, 2020: Township Board 1st reading of Ordinance amendment 
January 21, 2020: Township Board 2nd reading. 
 
 
If you have any questions or would like to discuss this matter further, please contact me.   
 
Sincerely, 
 
 
 
 
 
Ron Akers, AICP 
Director of Planning and Economic Development 
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CERTIFICATION
I, Leon Wright, Township Clerk, Van Buren Township, do 
hereby certify that this is a true copy of the Future Land Use 
Map adopted by the Township Board for Van Buren Township,
Wayne County, Michigan on April 3, 2018.
___________________________________
Leon Wright, Clerk
Van Buren Township, Michigan
Wayne County, Michigan

Date:______________________
Land Use Category

Industrial
Light Industrial
Industrial Trucking
Heavy Industrial

Mixed Use

Mixed Use*

Commercial/ Office
Office Research

Office/ Light Industrial

Commercial
South Side Commercial
Local Commercial
General Commercial
Town Center Edge
Town Center Core
Gateway Commercial
Highway Commercial
Freeway Service
CBD

Residential
Rural Settlement
1 acre lot area
Low Density Single Family A
20,000 Sq Ft
Low Density Single Family B
15,000 Sq Ft
Medium Density Single Family A
10,000 Sq Ft
Medium Density Single Family B
8,400 Sq Ft
Village Residential
8,400 Sq Ft
Multiple Family Residential
 10 du/acre

¬«1
Footnotes
(see South Side Master Plan)

Other

Footnotes
(see Belleville Rd District Plan)
Note: Circulation Plans are not 
reflected on this map.
* See Associated Sub Area Plan 
   for details.

¬«A

Airport
Parks/ Open Space
Public/ Semi Public
Private Open Space
Consent Judgment
Residential Protection

" " " Urban Services Boundary

        Land uses should be limited for parcel 
83-089-99-0010-702 to single family detached dwellings 
at a maximum density of 6-7 single family dwelling units
per acre.  Due to the adjacent land uses multiple family 
housing is not suitable for this area. 

**
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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 #TLU19-025 – AD Transport Vehicle Parking 

5905 Belleville Road  
   
DATE:    July 2, 2019 
 
 
5905 Inc. (AD Transport) is requesting a Temporary Land Use permit for the temporary parking and 
storage of new cars and trucks at 5905 Belleville Road.  The temporary use is proposed to be for a one-
year timeframe.  Per the Zoning Ordinance, temporary uses that operate for more than seven (7) 
consecutive days require Planning Commission approval.   
 
The following items are the approval standards in section 7.120 of the Township’s Zoning Ordinance and 
our review is based upon conversations with the applicant and the provided materials.  Please consider 
the following: 
 
1. Adequacy of parking and access  
The site is currently an existing gravel parking area that encompasses nearly the entire width of the site.  
The current use of the area is for trailer and semi truck parking and staging.  The site has access from 
Belleville Road and Yost Road, and both handle regular volumes of semi truck traffic.  The location of the 
parking areas are not near any residential property.  Based on this the applicant has sufficient area to 
park vehicles on the site without creating negative externalities.  Regarding adequate access, the 
applicant has worked with the Township Fire Marshall to ensure that the parking of vehicles will not 
create a situation where emergency vehicle access is limited by the storage of cars. 
 
2. Adequate drainage  
The site is in an existing gravel parking lot that already has storm water drainage.  As no substantial 
improvements are being made to the property and as there have been no identified drainage issues 
which staff is aware of, the proposed temporary use should not have any impact on site drainage. 

 
3. Compatibility with surrounding land uses  
The site is in an existing industrial area and is surrounded on three sides by existing industrial operations 
and to the south by the railroad tracks.  Based on this staff does not anticipate any issues with adjacent 
industrial areas. 
 
Regarding the parking of the vehicles along Belleville Road, we will be recommending a condition that the 
vehicles which are parked directly adjacent to Belleville Road be parked with the front of the vehicle 
facing away from Belleville Road.  This will alleviate any concerns regarding the headlight glare onto 
Belleville Road. 
 

 



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

There are no proposed buildings and structures associated with the proposed temporary use of the 
property. 

  
5. Sufficient setbacks from road right-of-ways and lot lines  
The parking from the vehicles are at least 150’ from Belleville Road.  The applicant owns most of the 
property adjacent to Yost Road as well.  As there is an existing parking area staff does not have any issues 
with the current layout. 

 
6. Adequate utilities  
The proposed temporary use should not utilize any existing utilities as it is proposed. 

 
7. Trash disposal and site clean-up  
There are no proposed employees to be on site, but a condition should be placed on the approval that 
the applicant shall maintain the property in a clean manner. 

 
8. Sanitary facilities  
As there are no employees on site, no sanitary facilities will be provided.   

   
9. Hours of operation 
It is likely that the hours of operation will vary based on activity levels, however as the site is not close to 
any residential areas it is unlikely that an extended operation will have a significant negative impact on 
the adjacent areas. 

 
10. Outdoor light and signs  
 Please note that no site lighting is proposed at this time and any future lighting will need to be reviewed 
for compliance with the Zoning Ordinance by Township staff.  This will be recommended as a condition of 
approval.  Also there is no proposed signage at this time, but any proposed signage will be reviewed by 
Township staff for compliance with the Zoning Ordinance. 

 
11. Other licenses and permits required  
There are no other licenses or permits required that staff is aware of. 

   
12. Potential noise, odor, dust, and glare  
The proposed temporary use should not increase the noise, odor, dust of glare from their use.  The 
parking and storage of vehicles is essentially the original use of the site and what the gravel area was 
designed for.   

 
13. Fire lanes, fire protection, and security  
The Fire Marshal has reviewed this site and has identified no issues.  The site has an existing fence around 
it.  This should limit the unauthorized access of this area.  

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

 



15. Necessity of performance bond to ensure prompt removal  
A performance bond should not be necessary for this temporary use. 

 
16. Other concerns which may impact the public health, safety, or general welfare  
There are no additional concerns. 
 
Recommendation  
Based on the review criteria mentioned above staff is recommending approval of the temporary land use 
for 5905 Inc to conduct the temporary land use of parking vehicles at this property at 5905 Belleville 
Road.  The recommendation is based on this review dated July 2, 2019 and subject to the following 
conditions: 
   
1. Vehicles parked immediately adjacent to Belleville Road shall be parked with the front of the vehicle 

facing away from Belleville Road and adjacent properties in order avoid headlight glare. 
2. The site shall be maintained in a clean manner and trash will be properly disposed of. 
3. That any exterior lighting or signs be reviewed and approved by the Director of Planning & Economic 

Development for consistency with the Zoning Ordinance, prior to their installation. 
4. That the temporary land use permit is valid for a period of one year ending July 10, 2020. 
 
 



David C. McInally II                                                                    Van Buren Fire Department 
Fire Marshal                                                                                46425 Tyler Rd 
O: 734-699-8900 ext9416                                                           Van Buren Twp., MI 48111 

Our Mission: The members of the Van Buren Fire Department shall work together in a professional and caring way to protect life and property from the        
adverse effects of fire, trauma, illness and dangerous conditions. Our services will be provided in a fair, honest, and ethical manner with the highest respect and    
dignity to all. 

 

 
 
 
 
 

7-2-2019 
 

To: Ron Akers  
 
Ref: Temporary land use request  
 
 
The submitted plan and the already conducted onsite inspection are good with the Van Buren 
Fire Department.  
 
 
 
 
 
David McInally 
 
Fire Marshal 




