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CHARTER TOWNSHIP OF VAN BUREN  
PLANNING COMMISSION AGENDA  

Wednesday, December 9, 2020 – 7:30 PM  
REMOTE MEETING –AGENDA 

 
To reduce the spread of COVID‐19, protect the public health, and provide essential protections to Van 
Buren Township residents; this Van Buren Township’s scheduled regular Planning Commission 
meeting will be conducted remotely.  
 

 Join by weblink: https://zoom.us/j/92188694653   
 Or dial in by phone: 1 929 436 2866   

 Webinar ID: 921 8869 4653 
 
 
For instructions on how to join a Zoom meeting, make a public comment, ADA information, and 
virtual meeting compliance from the State please click here. 
 
CALL TO ORDER: 
 
ROLL CALL: 
 
ELECTION OF OFFICERS: 
 

 Item #1:  Chairperson 

 Item #2:  Vice‐Chairperson 

 Item #3:  Secretary 
 
APPROVAL OF AGENDA: 
 
MINUTES: 
 
ITEM #1:     Approval of minutes from the regular meeting of November 11, 2020.  
           
CORRESPONDENCE:   
 
PUBLIC HEARING: 
 
NEW BUSINESS:  
 
ITEM # 1:  CASE  20‐006  –  ASHLEY  CROSSROADS  SOUTH  TRAILER  PARKING/STORAGE  – 

FINAL SITE PLAN REVIEW.    
 
TITLE:   APPLICANT ASHLEY CROSSROADS DISTRIBUTION CENTER SOUTH LLC, PROPOSES 

TO CONSTRUCT A TRAILER PARKING LOT WHICH IS ACCESSORY TO AN 
ADJACENT PRINCIPAL LIGHT INDUSTRIAL USE WHICH HAS FRONTAGE ON 
ECORSE ROAD.  
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LOCATION:   The  site, parcel number 83 041 99 0001 002,  is within a 4.9‐acre  site  located 
between 41775 and 41873 Ecorse Road, and is zoned M‐1 – Light Industrial. The 
site is located along Ecorse Road between Kirkridge Street and Haggerty Road. 

 
ACTION ITEMS:    A.  Presentation by the applicant. 

B.  Presentation by the Township Staff. 
C. Planning Commission discussion. 
D. Public comment 
E. Planning Commission considers action on the final site plan. 

   
 
ITEM # 2:  CASE 19‐038 CAMPING WORLD ‐ FINAL SITE PLAN APPROVAL   
 
TITLE:   THE APPLICANT, DERRICK MATTER / CAMPING WORLD IS SEEKING PRELIMINARY 

SITE  PLAN  APPROVAL  TO  DEMOLISH  THE  EAST  WING  OF  THEIR  EXISTING 
BUILDING AND CREATE NEW R.V. PARKING AND STORAGE ON THE SITE. 

 
LOCATION:   The site is located at 43646 North Interstate Service Drive (tax parcel number 83 

060 01 0001 001), on the north side I‐ 94 North Service Drive, between Dewitt 
and Morton Taylor Roads. 

  
ACTION ITEMS:    A.  Presentation by the applicant. 

B.  Presentation by the Township Staff. 
C. Planning Commission discussion. 
D. Public comment 
E. Planning Commission considers action on the final site plan. 

 
 
ITEM # 3:  CASE  20‐033 MEIJER  INC.  STORE ADDITION  – PRELIMINARY AND  FINAL  SITE 

PLAN APPROVAL 
 
TITLE:  THE APPLICANT, ELEVATUS ARCHITECTURE, ON BEHALF OF OWNER MEIJER, INC. 

IS  SEEKING PRELIMINARY AND  FINAL  SITE PLAN APPROVAL  TO CONSTRUCT A 
1,680 SQUARE FOOT ADDITION AND RELATED SITE IMPROVEMENTS. 

 
LOCATION:  The site is located at 9701 Belleville Road (tax parcel number 83 058 99 0006 705), 

on the south side of Tyler Road and the east side of Belleville Road. 
 
ACTION ITEMS:    A.  Presentation by the applicant. 

B.  Presentation by the Township Staff. 
C. Planning Commission discussion. 
D. Public comment 
E. Planning Commission considers action on the preliminary and final site plan. 

 
 
ITEM # 4:   CASE 20‐030 – AVFLIGHT ADMINISTRATIVE SITE PLAN UPDATE 
 
DESCRIPTION:  STAFF  WILL  PROVIDE  AN  UPDATE  ON  AN  ADMINISTRATIVELY  APPROVED 

COMPLEX  INCLUDING TWO  (2) 14,938‐SQUARE FOOT HANGARS, GARAGE AND 
FIXED BASE OPERATING (FBO) AREAS, AND SITE IMPROVEMENTS.  
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LOCATION:   48193 A STREET. THE PROPERTY IS LOCATED AT THE END OF A STREET WEST OF 
BECK ROAD AND SOUTH OF ECORSE ROAD  IN WILLOW RUN AIRPORT OF VAN 
BUREN TOWNSHIP.  

 
ACTION ITEMS:   A. Presentation by Township staff.  

B. Planning Commission discussion and questions.  
 

 
ITEM # 5:  2020 Planning Commission Annual Report and Development Map 
 
ACTION ITEMS:    A.    Overview by the Township Staff. 

B. Planning Commission discussion. 
C. Planning Commission considers approval of the annual report. 

 
 
ITEM # 6:  2021 Planning Commission Meeting Schedule 
 
ACTION ITEMS:    A.    Overview by the Township Staff. 

B. Planning Commission discussion. 
C. Planning Commission considers approval of the meeting schedule. 

 
 
GENERAL DISCUSSION AND UPDATES 
 
ITEM # 1:    Recognition of Commissioner Boynton 
ITEM # 2:    Meeting format overview 
ITEM # 3:    Training update 
ITEM # 4:     
 
 
ADJOURNMENT: 
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CHARTER TOWNSHIP OF VAN BUREN 
PLANNING COMMISSION ‐ VIRTUAL MEETING ON ZOOM 

November 11, 2020 
MINUTES ‐ DRAFT 

 
 

Prior to the start of the meeting, the public was given instructions on how to take part in the 
meeting. 
 

Chairperson Thompson called the meeting to order at 7:31 p.m. 
 

ROLL CALL: 
Present: Boynton, Kelley, Atchinson, Budd, Jahr, Franzoi and Thompson. 
Excused: None. 
Staff: Director Power, Director Best and Secretary Harman. 
Planning  Representatives: McKenna  Associate,  Vidya  Krishnan  and  Fishbeck  Associate,  Paul 
Kammer. 
Applicant(s)  in  Attendance:  Tim  Kratz  and  Matthew  Pisko,  representatives  of  Jiffy  Lube 
International, Inc. 
Audience: Five (5). 
 
APPROVAL OF AGENDA:  
Motion Boynton, Jahr second to approve the agenda of November 11, 2020 as presented. 
 
Roll Call: 
Yeas: Franzoi, Jahr, Boynton, Kelley Atchinson, Budd and Thompson. 
Nays: None. 
Absent: None. 
Motion Carried. 
 
APPROVAL OF MINUTES: 
Motion Boynton, Budd second to approve the regular meeting minutes of October 28, 2020 as 
amended correcting the names of Commissioners in the approval of the meeting minutes motion. 
 
Roll Call: 
Yeas: Jahr, Boynton, Kelley, Atchinson, Budd, Franzoi and Thompson. 
Nays: None. 
Absent: None. 
Motion Carried. 
 
PUBLIC HEARING: 
 
ITEM #1:  20‐012 – PUBLIC HEARING: JIFFY LUBE MINOR VEHICLE SERVICE SPECIAL LAND 

USE. 
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PC Minutes 11‐11‐20 
Page 2 of 6 
 

  APPLICANT,  JIFFY  LUBE  INTERNATIONAL,  INC.  IS REQUESTING ON BEHALF OF 
OWNER MEIJER,  INC. TO CONSTRUCT A MINOR VEHICLE SERVICE USE ALONG 
WITH RELATED SITE IMPROVEMENTS.  THE PROPOSED +/‐ 3,064 SQUARE FOOT, 
SINGLE‐STORY BUILDING IS LOCATED ON THE SOUTH SIDE OF TYLER ROAD EAST 
OF BELLEVILLE ROAD ON A PROPOSED +/‐ 0.71 ACRE OUTPARCEL TO BE DIVIDED 
AND CREATED FROM PORTIONS OF THE 39.4 ACRE PARCEL AT 9701 BELLEVILLE 
ROAD (83‐058‐99‐0006‐705) AND A VACANT 1.33 ACRE PARCEL (83‐058‐99‐0006‐
707).   THE PROPERTY  IS ZONED C‐2 EXTENSIVE HIGHWAY BUSINESS DISTRICT 
AND IS LOCATED IN THE BELLEVILLE ROAD OVERLAY DISTRICT (BROD). 

   
  MINOR VEHICLE SERVICE DEVELOPMENTS ARE A SPECIAL LAND USE IN THE C‐2 

DISTRICT.    THE PROPOSED  SPECIAL  LAND USE REQUIRES A PUBLIC HEARING.  
THIS HEARING IS BEING HELD IN ACCORDANCE WITH ARTICLE 12, CHAPTER 3 OF 
THE ZONING ORDINANCE (ADMINISTRATIVE PROCEDURES – SPECIAL LAND USE 
REVIEW). 

 
Motion Atchinson, Boynton second to open the public hearing. 
 
Roll Call: 
Yeas: Kelley, Atchinson, Budd, Boynton, Jahr, Franzoi and Thompson. 
Nays: None. 
Absent: None. 
Motion Carried.  
 
Director Power gave a brief introduction.  The request is for a minor vehicle service land use in a 
just over 3,064 square foot building on a 0.71‐acre out lot of Meijer on Belleville and Tyler Roads.  
The special land use request in the C‐2 District requires a series of general standards and specific 
conditions and the property  is  located  in the core commercial sub area of the Belleville Road 
Overlay District  (BROD) which  is automotive oriented but also  requires development  to have 
architectural and design treatments that bring sites to human scale.   The applicant will give a 
presentation along with the Principle Planner and Township Engineer. 
 
No comments from the Commission or the audience. 
 
Motion Jahr, Boynton second to close the public hearing.   
 
Roll Call: 
Yeas: Budd, Atchinson, Kelley, Boynton, Jahr, Franzoi and Thompson. 
Nays: None. 
Absent: None. 
Motion Carried.  
 
NEW BUSINESS: 
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PC Minutes 11‐11‐20 
Page 3 of 6 
 

ITEM #1:  20‐012 – SPECIAL LAND USE: JIFFY LUBE MINOR VEHICLE SERVICE SPECIAL LAND 
USE. 

 
  APPLICANT,  JIFFY  LUBE  INTERNATIONAL,  INC.  IS REQUESTING ON BEHALF OF 

OWNER MEIJER,  INC. TO CONSTRUCT A MINOR VEHICLE SERVICE USE ALONG 
WITH RELATED SITE IMPROVEMENTS.  THE PROPOSED +/‐ 3,064 SQUARE FOOT, 
SINGLE‐STORY BUILDING IS LOCATED ON THE SOUTH SIDE OF TYLER ROAD EAST 
OF BELLEVILLE ROAD ON A PROPOSED +/‐ 0.71 ACRE OUTPARCEL TO BE DIVIDED 
AND CREATED FROM PORTIONS OF THE 39.4 ACRE PARCEL AT 9701 BELLEVILLE 
ROAD (83‐058‐99‐0006‐705) AND A VACANT 1.33 ACRE PARCEL (83‐058‐99‐0006‐
707).   THE PROPERTY  IS ZONED C‐2 EXTENSIVE HIGHWAY BUSINESS DISTRICT 
AND IS LOCATED IN THE BELLEVILLE ROAD OVERLAY DISTRICT (BROD). 

 
Tim Kratz, a representative of  Jiffy Lube  International,  Inc. gave  the presentation.   The minor 
service  center  is meant  for  quick  service  and  provides  a multi  care  program with  extended 
services.  All services are from 30 minutes to 2 hours maximum in order to get customers in and 
out.    The  customer will pull up  to  a bay where  an employee will  take  their order,  then  the 
customer will go to a waiting room while the employee pulls the vehicle into the bay for service 
and upon service completion the vehicle will be parked in the side lot for the customer.  Typical 
minor  services  provided  are  oil  changes,  battery  replacement,  brakes,  filters,  fluids  and 
inspections.  Traffic at the site is anticipated at approximately 50‐60 cars per day.  Jiffy Lube is 
working with Meijer as their national franchisee.  A color rendering and the preliminary site plan 
were displayed during the applicant’s presentation.  All trees and natural vegetation will be kept 
in order to minimize disturbance and maintain natural features. 
 
Vidya Krishnan of McKenna Associates presented her special land use review letter dated 10‐27‐
20.  The proposed use meets the general standards for consideration of special land use approval 
and the specific conditions related to the use.  Therefore, McKenna Associates recommends the 
Planning Commission  recommend approval of  the  special  land use  to  the Township Board of 
Trustees, subject to site plan approval.   
 
No comments from the Commission or the audience. 
 
Motion Boynton, Atchinson second to recommend to the Township Board of Trustees special 
land use approval for Jiffy Lube International, Inc. to construct a minor vehicle service use along 
with related site improvements located on the south side of Tyler Road east of Belleville Road 
on a proposed 0.71 outparcel to be divided and created from portions of the 39.4‐acre parcel 
at  9701  Belleville  and  a  vacant  1.33‐acre  parcel,  subject  to  the  recommendations  in  the 
McKenna Associates review letter dated 10‐27‐20. 
 
Roll Call: 
Yeas: Atchinson, Budd, Kelley, Boynton, Jahr, Franzoi and Thompson. 
Nays: None. 
Absent: None. 
Motion Carried.  (Letter Attached) 
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ITEM #2:  20‐012  –  PRELIMINARY  SITE  PLAN  APPROVAL:  JIFFY  LUBE  MINOR  VEHICLE 

SERVICE SPECIAL LAND USE. 
 
  APPLICANT,  JIFFY  LUBE  INTERNATIONAL,  INC.  IS REQUESTING ON BEHALF OF 

OWNER MEIJER,  INC. TO CONSTRUCT A MINOR VEHICLE SERVICE USE ALONG 
WITH RELATED SITE IMPROVEMENTS.  THE PROPOSED +/‐ 3,064 SQUARE FOOT, 
SINGLE‐STORY BUILDING IS LOCATED ON THE SOUTH SIDE OF TYLER ROAD EAST 
OF BELLEVILLE ROAD ON A PROPOSED +/‐ 0.71 ACRE OUTPARCEL TO BE DIVIDED 
AND CREATED FROM PORTIONS OF THE 39.4 ACRE PARCEL AT 9701 BELLEVILLE 
ROAD (83‐058‐99‐0006‐705) AND A VACANT 1.33 ACRE PARCEL (83‐058‐99‐0006‐
707).   THE PROPERTY  IS ZONED C‐2 EXTENSIVE HIGHWAY BUSINESS DISTRICT 
AND IS LOCATED IN THE BELLEVILLE ROAD OVERLAY DISTRICT (BROD). 

 
Vidya Krishnan of McKenna Associates presented her preliminary site plan review  letter dated 
10‐30‐20, recommending the Planning Commission approve the preliminary site plan, subject to 
the following conditions: 
 

1. Lot split and combination must be completed prior to the start of construction. 
2. Copy of an irrevocable shared parking and cross access easement agreement with Meijer 

must be provided. 
3. The  proposed  stormwater  detention  system must  be  reviewed  and  approved  by  the 

Township Engineer and Wayne County.  Any planting around the drainage areas are under 
Wayne  County’s  jurisdiction.    The  planting  plan  for  this  area must  be  provided  and 
approved by the County. 

4. The applicant must clarify that the proposed shrubs located around the parking lot will be 
3 feet in height within 12 months of planting. 

5. The proposed photometric plan must include the plaza area illumination for safety. 
6. The proposed building architecture must be revised to include true brick and additional 

brick accent bands or alternate designs to comply with the BROD standards. 
7. Special land use approval by the Township Board of Trustees. 

 
Paul Kammer of Fishbeck Associates presented his preliminary site plan review letter dated 10‐
27‐20,  recommending  the  Planning  Commission  grant  the  Jiffy  Lube  Multiservice  Center 
preliminary site plan approval for engineering feasibility, subject to the comments in the review 
letter and in accordance with the Township’s Engineering Standards manual. 
 
Chairperson Thompson presented the Van Buren Fire Department review letter dated 10‐28‐20 
with the following comments for conditional approval: 
 

1. Two‐Way  Radio  Communication  Enhancement  Systems  are  required  for  all  new 
construction, unless after finished construction the occupant can prove through a signal 
test with the AHJ that it is not needed.  NFPA 1 2018 11.10.1 

2. An E Knoxbox is require per NFP 1 2018 edition 18.2.2.1 per the AHJ. 
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Commissioners discussed the following questions and comments: 

 How will the drainage effect the reports of additional flooding long Tyler Road east?  The 
goal of the development is to hold back any excess runoff with a properly installed and 
maintained system, the excess runoff would be minimal to the system.  

 Did the applicant agree to use the more durable brick for the exterior façade? Yes, the 
applicant has agreed to the conditions. 

 Is the service center a 4‐bay or 8‐bay and how does the traffic flow?  It  is a 4‐bay with 
traffic moving from east to west.  Pavement striping will show the traffic flow, entrance 
and exit and arrows for the bays. 

 Does the side lot have enough room to stack a reasonable amount of vehicles? Yes, and 
the driveways are 2 cars wide with a separate entrance and exit. 

 In regard  to  the drive‐in services, are  there hoists or pits  for oil changes?   The 2 bays 
closest  to  the customer area have a pit and are  intended  for  the  fastest quick service 
group, while the other 2 bays have hoists and the availability to lift the vehicle. 

 Will there be 5 employees at any given time?  At peak there will be 5 employees, staffing 
will be adjusted for high and low business times.   

 Will the center be open on Sunday? The applicant plans to be open 7 days a week from 
7:00 a.m. to 8:00 p.m. for their standard hours.   Those hours may be adjusted as they 
begin to operate in order to base them on when they are receiving the most traffic. 

 
No comments from the audience. 
 
Motion  Boynton,  Franzoi  second  to  grant  preliminary  site  plan  approval  to  Jiffy  Lube 
International, Inc. to construct minor vehicle service use along with related site improvements, 
subject  to  the  recommendations  in  the McKenna Associates  review  letter dated  10‐30‐20, 
comments in the Fishbeck Associates review letter dated 10‐27‐20 and Fire Department Review 
letter dated 10‐28‐20. 
 
Roll Call: 
Yeas: Jahr, Boynton, Kelley, Atchinson, Budd, Franzoi and Thompson. 
Nays: None. 
Absent: None. 
Motion Carried.  (Letters Attached) 
 
ITEM #3:  RESOLUTION  OF  ADOPTION:  VAN  BUREN  TOWNSHIP  2020  MASTER  PLAN 

UPDATE. 
 
  THE  CHARTER  TOWNSHIP OF VAN  BUREN HAS  COMPLETED A DRAFT  TO  ITS 

MASTER PLAN.  CONSISTENT WITH THE PROVISIONS OF MICHIGAN PUBLIC ACT 
33 OF  2008, AS AMENDED  (THE MICHIGAN  PLANNING AND  ENABLING ACT), 
FOLLOWING A PUBLIC HEARING TO HEAR COMMENTS REGARDING THE DRAFT 
OF THE FULL UPDATE TO THE MASTER PLAN, THE PLANNING COMMISSION WILL 
PASS A FORMAL RESOLUTION OF ADOPTION OF THE VAN BUREN TOWNSHIP 
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MASTER  PLAN  BEFORE  THE  TOWNSHIP  BOARD  OF  TRUSTEES  CONSIDERS  A 
RESOLUTION TO ADOPT THE MASTER PLAN. 

 
Director Power gave a brief presentation.   After the public hearing the Michigan Planning and 
Enabling  Act  of  2008  requires  a  resolution  to  be  adopted  by  the  Planning  Commission.    In 
discussion with the Master Plan Consultant a resolution was drafted for the Commission.   The 
Resolution refers to the requirements of the Michigan Planning and Enabling Act of 2008, the 
contents of the plan including maps and text, opportunities for public participation in the process, 
recommendations for distribution by the Planning Commission and the Township Board on 7‐6‐
20 and 7‐21‐20, the public hearing on 10‐28‐20 and the consideration of public comments. 
 
No comments from the Commission or the audience. 
 
Motion Boynton, Atchinson  second  to  recommend  the Resolution of Adoption  for  the Van 
Buren Township 2020 Master Plan.  
 
Roll Call: 
Yeas: Kelley, Atchinson, Budd, Boynton, Jahr, Franzoi and Thompson. 
Nays: None. 
Absent: None. 
Motion Carried.  
 
GENERAL DISCUSSION: 
 
Director Power informed Commissioners and the audience that the December 9, 2020 meeting 
is  the  last meeting  of  the  year.      The meeting will  have  a  full  agenda  potentially  including 
preliminary site plan and final site plan approvals and the Election of Officers to the Commission. 
 
ADJOURNMENT: 
 
Motion Boynton, Jahr second to adjourn the meeting at 8:40 p.m.  Motion Carried. 
 
Respectfully submitted, 
 
 
Christina Harman 
Recording Secretary 
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The Planning Commission should hold the election of their officers at the first regular 
business meeting of the Planning Commission in December per Article 3, Section 1 of the 
Planning Commission bylaws. The Planning Commission bylaws state that officers shall be 
elected by a majority vote of the Commissioners.  The following are the current officers of 
the Planning Commission. 
 
Chairperson:   Commissioner Thompson 
Vice-Chairperson: Commissioner Boynton 
Secretary:  Commissioner Kelley  
 

Former Vice-Chairperson and Commissioner Boynton was elected to serve on the 
Township Board of Trustees. He has been sworn in as a Trustee. He will no longer 
be able to serve on the Planning Commission or other boards or commissions in 
2021 until appointed to do so by the Board of Trustees.  In his absence, the Planning 
Commission will need to nominate and vote on a replacement Vice-Chair and, if his 
replacement alters the positions of other officers, their replacements will need to also 
be voted on. The typical process for electing an officer is to have a nomination, a 
second to the nomination, and then a vote on the nomination by the full commission.  
It is common place to vote in the following order: 

 
Chairperson 
Vice-Chairperson 
Secretary 

 

The Planning Commission should also elect or reelect a liaison to the Board of Zoning 
Appeals (BZA). For the year 2020, Bryon Kelley was elected as the Board of Zoning 
Appeals member with Donald Boynton was elected as the alternate Board of Zoning 
Appeals member. A replacement will need to be nominated and voted on for this 

MEMO  
 
TO: Van Buren Township Planning Commission 

FROM: Dan Power– Director of Planning and Economic 
Development 

RE: Election of Officers 

DATE: November 27, 2020 
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role. 

 

The commissioners elected to their positions will need to take their respective office 
at the same meeting at which they were elected.  Due to this the person elected 
chairperson will need to assume their responsibilities immediately after the close of 
the elections.  Please feel free to contact me prior to the meeting if there are any 
questions. 

 

Sincerely,  

 
Dan Power, AICP 
Planning and Economic Development Director 
Public Services Department 
Charter Township of Van Buren 
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Applicant Ashley Crossroads Distribution Center South LLC, proposes to construct a trailer 
parking lot which is accessory to an adjacent principal light industrial use which has 
frontage on Ecorse road. The site, parcel number 83 041 99 0001 002, is within a 4.9-
acre lot located between 41775 and 41873 Ecorse Road, and is zoned M-1 – Light 
Industrial. The site is located along Ecorse road between Kirkridge Street and Haggerty 
Road. An image of a preliminary version of the proposed site plan overlaid onto an 
image of the site below, for reference: 
 

 
 
Preliminary site plan approval was recommended at the Planning Commission meeting on 
September 9, 2020. Wayne County Department of Public Services (WCDPS) and Van 
Buren Township Engineering and Planning final site plan approvals have been granted. 
Reports and past minutes of approval are included in this packet for reference. The 
Planning Commission is now requested to consider potential final site plan approval for 
this project. Thank you for your consideration. 
 

MEMO  

 
TO: Van Buren Township Planning Commission 

FROM: Dan Power– Director of Planning and Economic 
Development 

RE: SPR 20-006 – Ashley Capital Crossroads South Accessory 
Trailer Parking – Final Site Plan Review 

DATE: December 2, 2020 
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Sincerely,  

 
Dan Power, AICP 
Planning and Economic Development Director 
Public Services Department 
Charter Township of Van Buren 
 
CC: Vidya Krishnan – Van Buren Charter Township Principal Planner / Planning 

Consultant – McKenna Associates 
 Matthew Best, M.S. - Public Services Director, Van Buren Charter Township 

Allen Dresselhouse and Dennis Schultz – Ashley Crossroads Distribution Center 
South LLC 
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December 2, 2020 

 

Planning Commission 

Charter Township 

of Van Buren 

46425 Tyler Road 

Belleville, Michigan 48111 

 

 

 Subject: VBT-20-006/Ashley Crossroads South Trailer Parking; Final Site Plan 

Review #3; Revised Site Plans Dated 11/19/2020 and 12/2/20. 

 

Dear Commissioners: 

 

The applicant, Ashley Crossroads Distribution Center South LLC (“applicant”) proposes to construct a 

trailer parking lot within a narrow strip of land located between 41775 and 41873 Ecorse Road. The site is 

located along Ecorse Road between Kirkridge Street and Haggerty Road.  The applicant received 

preliminary site plan approval from the Planning Commission on September 9
th
 2020, subject to several 

conditions.  

 

We have reviewed the revised site plan for compliance with the conditions of preliminary site plan 

approval and offer the following comments (any items that require changes or additional information are 

underlined): 

 

COMMENTS 

 

1. Approval of storm water detention system by the Township Engineer and Wayne County. This 

condition can be met.  The Township Engineer in a letter dated November 13, 2020 has 

recommended final approval subject to certain conditions being met with submission of construction 

drawings.  

 

2. Revised photometric plan indicating compliance with illumination intensities on the site in 

conformance to Ordinance limits.  This condition has been met.  A photometric plan has been 

submitted which shows the light intensity dropping off to 0 footcandles at the east and west property 

lines.  The plan complies with the Ordinance standards for allowable intensity.  

 

3. Submission of light pole detail indicating maximum height if 35 feet from grade to top of 

fixture. This condition has been met.  The revised photometric plan includes a light pole detail which 

notes the height of the pole as 25 feet from grade to top of fixture. 

 

 

 

 

 

 

 

15



 

 
Charter Township of Van Buren; Ashley Trailer Parking SPR#3 - FINAL 

December 2, 2020 * Page 2 

 
 
 

RECOMMENDATION 
 

All of the conditions of preliminary plan approval have been met at this time.  Therefore, we recommend 

that the Planning Commission grant final site plan approval for the proposed Ashley Capital trailer parking 

project. 

 

Respectfully submitted, 

McKENNA 

 

 

 

Vidya Krishnan 

Principal Planner 

 

c: Dan Power, Director of Planning & Economic Development  

 Matt Best, Director of Public Services 

Paul Kammer, FTCH, Township Engineers 

David McInally, Van Buren Township Fire Marshal 
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November 13, 2020
Fishbeck Project No. 200535
Township Project No. 20-006

James Taylor
Director of Water and Sewer
Van Buren Township
46425 Tyler Road
Van Buren Township, MI 48311

Crossroads South Trailer Staging
41873 Ecorse Road
Engineering and Final Site Plan Review

Dear Director Taylor:

At the request of Van Buren Township (Township), Fishbeck has reviewed the Site Plan dated 
September 16, 2020, submitted to the Township for the Engineering Site Plan review for the proposed Crossroads 
South Trailer Staging project located at 41873 Ecorse Road. The applicant has also submitted As-Builts of the 
existing onsite stormwater detention system, along with responses to the questions regarding the existing 
detention pond and its overall capacity as it relates to the addition of the proposed parking lot.

The proposed project entails construction of a trailer staging area on the north side of the existing Crossroads 
South Building No. 2 located at 41873 Ecorse Road. The construction will include demolition of the existing road; a 
proposed parking area consisting of 86 trailer parking spots; modifications to the existing storm drain system; 
parking lot lighting; 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). The applicant must include the following items as part of the 
construction plans:

1. A landscape plan is referenced on the Cover Sheet. The proposed Irrigation plans for the site must be 
included with the submittal of the Issued for Construction Plans.

2. USPS approval of the mailbox relocation to be provided as part of the Issued for Construction Plan set.

Water Main Service
Existing: The Township’s Geographic Information System (GIS) records indicate a publicly owned 12-inch ductile 
iron water main running north-south along the west side of the proposed staging area.

Proposed: The applicant’s plan does not indicate a proposed water main or water main connection.
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Sanitary Sewer
Existing: The Township’s GIS records indicate there is a publicly owned 12-inch PVC truss pipe sanitary sewer that 
runs north-south along the west side of the proposed staging area.

Proposed: The applicant’s plan does not indicate a proposed sanitary sewer service or sanitary sewer connection.

Storm Sewer
Existing: The Township’s GIS records indicate there are several curb inlets and storm sewer pipes along the 
existing roadway/driveway located within the area of the proposed parking lot. Stormwater runoff is collected 
from the existing Crossroads South property (41873 and 41775 Ecorse Road) and the existing General Electric 
property (41965 Ecorse Road) and conveyed to the existing onsite stormwater detention basin at the 
41873 Ecorse Road property. This basin outlets north through enclosed storm systems and roadside ditches into 
the Delany Drain.

Proposed: The applicant is proposing to collect stormwater from the parking lot using the existing catch basins 
along the south edge of the proposed parking lot, which ultimately discharge into the recently constructed 
detention basin. There are two (2) additional catch basins proposed at the spring points of the west side driveway 
curb cut as part of this project.

Comments:

1. The applicant response letter dated July 31,2020 indicates that the Storm Structure 7a will be replaced with a 
7-foot diameter structure with sump in order to accommodate a new 12-inch concrete sewer. This new 
structure is now indicated on the plans.

2. The plans need to more clearly label the existing storm sewer system. This includes structure information, 
existing sewer information, and outlet elevations. The plans should indicate all pertinent storm system 
information on both removal and construction sheets.

3. The applicant has included As-Builts for the “Building No. 2 – FedEx additional Car Parking” indicating 
detention basin calcs and areas. According to the Applicant’s response letter dated July 31, 2020 and the 
notes on the submitted As-Builts, the As-Builts include modifications for all possible future areas of 
impervious pavement including the ITC staging parking lot. The stormwater calculations and As-Built plan 
sheets are considered part of Engineering Plan submittal and must be included with the Issued for 
Construction Plan set.

Soil Erosion and Sedimentation Control (SESC)
1. The SESC plan provided must be in accordance with the Township 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. 
https://www.waynecounty.com/departments/environmental/landresources/soil-erosion.aspx
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Recommendation
We are recommending the Planning Commission grant the Crossroads South Trailer Staging Project Final Site Plan 
approval, based on the engineering review of the proposed site, subject to the comments listed above and in 
accordance with the Township’s Engineering Standards manual. The applicant will be required to address the 
comments in the Issued for Construction Plan Set prior to the Preconstruction meeting being scheduled. If you have 
any questions regarding this project, please contact me at 248.324.2137 or pkammer@fishbeck.com.

Sincerely,

Paul J. Kammer, PE Stephen C. Clayton, PE
Senior Civil Engineer Civil Engineer

By email
Copy: Matthew Best – Township

Dan Power – Township
Vidya Krishnan– McKenna
Dave Potter – Fishbeck
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PC Minutes 9‐9‐20 
Page 5 of 6 
 

 
Director Power agreed the Commission had good suggestions and informed the Commission they 
might want to consider if they are potential changes to be made prior to the public hearing. 
 
Commissioners  agreed  to  include  BLA  and  BLB  in  the  definitions  for  RM  Single  Family  Edge 
Dwellings and have the side yard setback for interior lots as 5 feet or more, combined not less 
than 15 feet. 
 
NEW BUSINESS: 
 
ITEM #1:  20‐006 – ASHLEY CROSSROADS SOUTH TRAILER PARKING/STORAGE. 
 
TITLE:  THE  APPLICANT,  ASHLEY  CROSSROADS  DISTRIBUTION  CENTER  SOUTH  LLC, 

PROPOSES TO CONSTRUCT A TRAILER PARKING LOT WHICH  IS ACCESSORY TO 
AN ADJACENT PRINCIPAL  LIGHT  INDUSTRIAL USE WHICH HAS  FRONTAGE ON 
ECORSE ROAD. 

 
LOCATION:  THE  SITE,  PARCEL  NUMBER  83‐041‐99‐0001‐002,  IS  WITHIN  A  4.9  ACRES 

LOCATED BETWEEN 41775 AND 41873 ECORSE ROAD, AND IS ZONED M‐1, LIGHT 
INDUSTRIAL.  THE SITE IS LOCATED ALONG ECORSE ROAD BETWEEN KIRKRIDGE 
STREET AND HAGGERTY ROAD. 

 
Allen Dresselhouse of Ashley Crossroads Distribution Center South LLC, gave the presentation.  
The applicant is requesting to construct a trailer parking lot with eighty‐six (86) additional spaces.  
The vacancy  rate at  the  location  is near zero, being 100 percent occupied and  the additional 
parking spaces are needed for more staging room. 
 
Vidya  Krishnan  of McKenna  Associates  presented  her  site  plan  review  letter  dated  8‐25‐20, 
recommending the Planning Commission approve the preliminary site plan for Ashley Crossroads 
South Trailer Parking, subject to the following conditions: 

1. Approval  of  proposed  stormwater  detention  calculations  by  Township  Engineer  and 
Wayne County. 

2. Revisions to the photometric plan to comply with illumination levels and inclusion of light 
pole detail. 

 
Paul  Kammer  of  Fishbeck  Associates  presented  his  site  plan  review  letter  dated  8‐28‐20, 
recommending  Planning  Commission  grant  the  Crossroads  South  Trailer  Staging  Project 
preliminary site plan approval for engineering feasibility, subject to the comments referenced in 
his review letter and in accordance with Wayne County SESC standards.  Fire Marshal McInally 
recommends site plan approval. 
 
Commissioners  expressed  concern  of  allowing  the  applicant  to  build  a  parking  lot  with 
landscaping on property that they do not own.  Director Power informed the Commission that 
there  is a  lease agreement  in place that clarifies what the applicant  is allowed to do with the 
property.  The applicant can bring a copy of the lease agreement back to final site plan review for 
verification.   
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PC Minutes 9‐9‐20 
Page 6 of 6 
 

No Comments from the audience. 
 
Motion  Jahr,  Kelley  second  to  grant  preliminary  site  plan  approval  to  Ashley  Crossroads 
Distribution Center South LLC to construct a trailer parking lot which is accessory to an adjacent 
principal light industrial use which has frontage on Ecorse road, located between 41775 and 
41873  Ecorse  road,  and  is  zoned  M‐1,  light  industrial,  subject  to  the  conditions  and 
recommendations  in  the McKenna  review  letter dated 8‐25‐20,  Fishbeck Associates  review 
letter dated 8‐28‐20 and Fire Marshal McInally’s recommendation. 
 
Roll Call: 
Yeas: Franzoi, Jahr, Boynton, Kelley, Atchinson, Budd and Thompson. 
Nays: None. 
Absent: None. 
Motion Carried. (Letters Attached) 
 
GENERAL DISCUSSION: 
 
The next Planning Commission meeting will be held on September 23, 2020. 
 
ADJOURNMENT: 
 
Motion Boynton, Kelley second to adjourn the meeting at 9:04 p.m.  Motion Carried. 
 
Respectfully submitted, 
 
 
Christina Harman 
Recording Secretary 
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The Van Buren Township 
Planning Commission is being 
requested to consider the final 
site plan for the Camping 
World site redevelopment, 
which will include the 
demolition of +/- 15,633-sq. 
ft. on the east wing of their 
existing building; retention of 
+/- 28,139 sq. ft. of the 
existing building; the creation 
of a new R.V. parking and 
sales area on site; and related 
site improvements.    
 
The +/- 8.8-acre subject site is 
located at 43646 North Interstate Service Drive (tax parcel number 83 060 01 0001 
001), on the north side I- 94 North Service Drive, between Dewitt and Morton Taylor 
Roads.  
 
The sale of RV’s is considered Outdoor Vehicle Sales and Vehicle Service (minor), 
which is a special land use in the C-2 (Extensive Highway Business District) Zoning 
District. The proposed Special Land Use prompted a public hearing by the Planning 
Commission. This hearing was held at a regular remote meeting of the Planning 
Commission on June 24, 2020. At this meeting, the Planning Commission voted to 
recommend special land use approval to the Board of Trustees and approved the 
preliminary site plan for the project. The Board of Trustees voted to approve the special 
land use request at their meeting on July 7, 2020. Following this, the applicant 
underwent review and approval by the Wayne County Department of Public Services 

MEMO  
 
TO: Van Buren Township Planning Commission 

FROM: Dan Power– Director of Planning and Economic 
Development 

RE: Planning Case 19-038: Camping World Partial 
Demolition and Site Redevelopment – Final Site Plan 

DATE: November 27, 2020 

Tyler Road 

N. I-94 Service Drive 
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and by the Van Buren Township Engineer and Principal Planner. The project is now 
ready for consideration for final site plan approval by the Planning Commission. To 
assist in this review, the following materials have been provided with this packet: 
 

‐ A completed application form submitted by the applicant, signed November 4, 
2019; 

‐ A final site plan review letter from Vidya Krishnan and Hunter Whitehill, dated 
November 19, 2020; 

‐ A final site plan review letter from Paul Kammer, dated November 19, 2020; 
‐ A review letter from Andrew Lenaghan, dated February 5, 2020; 
‐ A conditional approval letter from Hikmat Kassem and James Roznowski of the 

WCDPS, dated October 28, 2020; 
‐ Copies of minutes of approval from the Planning Commission meeting held June 

24, 2020 and the Board of Trustees meeting held July 7, 2020; and 
‐ A civil and architectural final site plan set from the applicant (hard copy 

provided separately); 
 
I look forward to assisting with the discussion regarding this project on December 9th. 
 

Sincerely,  

 
Dan Power, AICP 
Planning and Economic Development Director 
Public Services Department 
Charter Township of Van Buren 
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November 19, 2020 

 

Planning Commission 

Charter Township 

of Van Buren 

46425 Tyler Road 

Belleville, Michigan 48111 

 

 

Subject: VBT-19-038 Camping World/ 43646 I-94 N. Service Drive; Final Site Plan Review #5; 

Revised Site Plans Dated 10/20/2020; applicant letter dated 11/16/20 and additional 

documentation. 

 

Dear Commissioners: 

 

The applicant, Camping World, proposes to demolish portion of an existing building (east wing -15,633 

sq. ft.), retain 28,139 sq. ft. of the existing building and create new R.V. parking and storage area on site. 

The site is located on the north side I-94 North Service Drive, between Dewitt and Morton Taylor Roads 

and has a new development area of 8.794 acres.  The applicant received preliminary site plan approval 

from the Planning Commission on June 24
th
 2020, subject to several conditions.  

 

We have reviewed the revised site plan for compliance with the conditions of preliminary site plan 

approval and offer the following comments (any items that require changes or additional information are 

underlined): 

 

COMMENTS 

 

1. Review and approval of circulation plan proposed for emergency access by the Fire 

Department and Township Engineer.   This condition has been met.  The applicant has provided an 

Emergency Vehicle Access Plan (Sheet C1A) to reflect changes to the proposed parking layout, curb 

island modifications, etc. The review letters from the Township Engineer and Fire Department do not 

express any concerns regarding the proposed method of circulation. 

 

2. Installation of concrete curbing around all paved/parking areas, unless the applicant 

demonstrates through engineering that the alternative design substantially improves the 

water quality of the site.   This condition has been met.  The final site plan includes concrete 

curbing along the entire periphery of the paved/parking areas.    

 

3. Submission of planter details and a colored rendering of the proposed landscape island with 

pavers and amenities.  This condition has been met. The revised landscape plan includes detail for 

the proposed decorative metal pre-assembled planter with epoxy coating. The planter is attractive in 

design and is durable.       
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4. Review and approval of proposed storm water detention system by the Township Engineer 

and Wayne County. This condition has been met.  The applicant has submitted copy of permit 

approval from Wayne County dated 10/28/2020. The Township Engineer in a letter dated 11/19/20 

has recommended approval of the plans subjects to certain conditions being met at the time of 

submission of construction drawings.   

 

5. Consideration of façade enhancements including change of colors, addition of bands, cornice 

etc., to improve the building’s appearance.   This condition has been met.  The structure is 

constructed of concrete masonry units which are to be patched, repaired and painted. The building 

was constructed a long time ago and is in need of some enhancement . The applicant has revised the 

elevations to include a blue color band on the top of the façade facing the Service Drive. The band 

extends the entire width of the building. The bollards next to the overhead doors are also to be 

painted a matching blue.  While minimal, the addition of the band provides significant relief to the 

façade wall and enhances it appearance.        

 

6. Provision of fencing compliant with Section 7.205 (B) of the Zoning Ordinance.  This condition 

has been met.  The site plan notes a 2.5’ tall decorative fence along the front lot line in compliance 

with the Ordinance requirements.  The proposed fence is a custom made metal fence with vertical 

railing which meets the intent of the Ordinance.    

 

7. Submission of area, height, lighting and other details for existing and proposed on-site 

signage.  This condition has been met.  The site plan identifies location of existing and proposed 

signage.  Per discussions with the Planning Department, the existing signs are allowed to remain as 

is since the applicant proposes no change to them at this time.   

 

8. Details on screening fabric around propane tank.  This condition is no longer applicable.  The plan 

proposes bollards to protect the propane tank and screening through landscaping and parking areas 

along the site’s frontage.  A chain link fence is no longer shown in this area. 

 

9. Special land use approval by Township Board of Trustees.  This condition has been met.  The 

Planning Commission recommended approval of the special land use to the Township Board of 

Trustees (BOT) at its meeting held on June 24
th
 2020.  The BOT granted approval for the special land 

use at its meeting held on July 7
th
, 2020.  

 

RECOMMENDATION 
 

All of the conditions of preliminary plan approval have been met at this time.  Therefore, we recommend 

that the Planning Commission grant final site plan approval for Camping World located at 43646 I-94 N. 

Service Drive.   
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Respectfully submitted, 

McKENNA 

 

 

 

Vidya Krishnan 

Principal Planner 

 

c: Dan Power, Director of Planning & Economic Development  

 Matt Best, Director of Public Services 

Paul Kammer, FTCH, Township Engineers 

David McInally, Van Buren Township Fire Marshal 
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November 19, 2020
Fishbeck Project No. 191629
Township Project No. 19-038

James Taylor
Director of Water and Sewer
Van Buren Township
46425 Tyler Road
Van Buren Township, MI 48311

Camping World - 43646 North I-94 Service Drive
Engineering and Final Site Plan Review

Dear Director Taylor:

At the request of Van Buren Township (Township), Fishbeck has reviewed the revised Site Plan dated October 20, 
2020 and the subsequent revised plans dated November 16, 2020, submitted to the Township for Engineering 
and Final Site Plan review for the proposed Camping World project, which is located at 73646 North Interstate 
Highway 94 Service Drive.

This project entails an interior remodel and reconstruction of the existing Camping World building and site. The 
proposed construction includes: demolition of a portion of the existing 43,772 square-foot building (the 
remaining building will be 28,139 square-feet); reconstruction of the surrounding concrete pavement; 
modification to the existing concrete walkway; construction of additional building and parking lot lights; 
construction of two asphalt RV parking lots; construction of a propane station; reconstruction of the existing 
storm sewer system including a proposed underground storage facility and pump station; construction of a 
sanitary sewer service lead; 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). The applicant must include the following items as part of the 
construction plans.

1. On the existing site plan/topographic survey sheet (T1), indicate the existing overland flow route, with flow 
arrows, indicating how the existing site drains. The route should indicate any incoming drainage from 
adjacent properties and how those flows are handled. At no time, may the natural flow of the land be cut-off 
by the proposed work.

2. The landscape plans must ensure that no trees are planted within any utility easement on site.

Water Main Service
Existing: The Township’s Geographic Information System (GIS) records indicate a publicly owned 12-inch ductile 
iron water main running east-west along the north side of I-94 Service Road and an 8-inch ductile iron water main 
connecting to a fire hydrant on the north side of the existing building. Per discussions with applicant and 
Township, this 8-inch water main is privately owned. There are two existing hydrants along the southern side of 
the property that are to remain in service at their existing locations.
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Proposed: The plans also indicate a proposed 0.75-inch, copper water service from the building to the RV parking 
lot station. The applicant has indicated that the building does not have a fire suppression system. The plans do 
not indicate any other modifications to the water main.

Comments:

1. Applicant must indicate where the shutoff valves are for the Contractor and Township to know which valves need to 
be isolated for shutdown.

2. The plans must show any existing utility easements for water main and hydrants on site that are to be public water 
main.  This would include the two hydrants located along the southern property line of the site.  If previous 
easements do not exist, the applicant will be required to provide the easement documentation for county filing.

Sanitary Sewer
Existing: The Township’s GIS records indicate there is an 8-inch clay sanitary sewer line that runs north-south along the 
west property line into the 10-inch public sanitary sewer running east-west along I-94 Service Road. Per discussions with 
applicant and Township, the Township 8-inch clay sanitary sewer line may have been built with the intention of being 
privately owned; however, there are no known easements and the line is privately owned. The plans indicate an existing 
private 8-inch sanitary sewer service lead connecting into this line.

Proposed: The applicant is proposing to install an additional 4-inch sanitary sewer lead from the RV parking lot with a 
point of connection to the existing 8-inch public sanitary sewer pipe running along the west property line.

Comments:

1. The Sanitary Sewer Design indicates adequate capacity for the sanitary sewer services based on Ten State 
Standards. The Sanitary Sewer Design should also meet capacity based on the numbers/values indicated in the 
Van Buren Township Water & Sewer Department Schedule of Rates (effective January 1, 2018).

Storm Sewer
Existing: The Township’s GIS records indicate that the storm runoff from the existing site is collected through a system of 
roof drains, catch basins, and an existing storm sewer pipe network which outlets into an open roadside ditch along the 
north side of I-94 Service Road.

Proposed: The applicant is proposing to modify the existing stormwater system by constructing several additional catch 
basins and 12-inch private concrete pipes. The proposed additional inlets will capture storm water runoff from the 
proposed RV parking lots through a system of existing storm sewers into a proposed underground detention facility. The 
underground system is proposed to outflow through a flow restrictor, into a proposed pump station, and discharge into 
the existing stormwater open channel on the north side of I-94 Service Road.

Comments:

1. It is understood the applicant has provided information that the plans have been approved by the Wayne 
County Department of Public Services in a letter dated October 28, 2020, for storm water management.

2. The minimum size for storm sewer is 12 inches in diameter. Currently, the plans show the storm sewer 
between CB3 and EX6 as 8 inches.

3. The hydraulic grade line must not be higher than 1.0 feet below the rim elevation at any upstream manhole 
location along the closed conduit. Wherever possible, flow should be maintained within the pipe without 
surcharging. The applicant needs to adjust and/or upsize existing pipe within the run from CB1 through EX8 to 
maintain the required 1.0 feet of cover from Rim to HGL.

4. Storm sewer profile must indicate the existing and finished ground over the centerline of the proposed 
sewer. Plans must indicate the final proposed grade and that the existing catch basin or manhole will be 
adjusted to grade.
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5. The applicant must verify that the size of existing catch basins No. EX3 and No. EX5 are large enough to 
accommodate a new 24-inch concrete sewer with the existing sewer already in place. Preliminary sizing 
would indicate that both manholes will need to be replaced or rebuilt. Indicate existing size of the structure 
on the plans, then indicate how they will accommodate the proposed pipe at the designed angles and inverts.

6. The applicant must clarify whether the existing 24-inch storm sewer between catch basin EX5 and catch basin 
EX4, which is currently shown being bulkheaded, will have flowable fill.

Paving and Grading
1. A fence boundary around the proposed parking lot is indicated.
2. All sidewalk and ramps must comply with Americans with Disabilities Act 2010 (ADA) standards when 

constructed.

Soil Erosion and Sedimentation Control (SESC)
1. The SESC plan provided must be in accordance with the Township 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. 

2. The applicant has indicated that the SESC Plans will be submitted to Wayne County for approval.

Recommendation
We are recommending the Planning Commission grant the Camping World Project Engineering and Final Site Plan 
approval, based on the engineering review of the proposed site, subject to the comments listed above and in 
accordance with the Township’s Engineering Standards manual. The applicant will be required to address the 
comments in the Issued for Construction Plan Set prior to the Preconstruction meeting being scheduled. If you 
have any questions regarding this project, please contact me at 248.324.2137 or pkammer@fishbeck.com.

Sincerely,

Paul J. Kammer, PE Stephen C. Clayton, PE
Senior Civil Engineer Civil Engineer

By email
Copy: Matthew Best – Township

Dan Power – Township
Vidya Krishnan– McKenna
David L. Potter, PE – Fishbeck
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Andrew R. Lenaghan 
Fire Inspector 
Van Buren Fire Department 
46425 Tyler Rd 
Van Buren Twp, MI 48111 
O: 734-699-8900 ext. 9426                                                           

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. 

 

 

Feburary 5, 2020 
 
 
 
Department Building and Planning 
46425 Tyler Road 
Belleville, MI 48111 
 
 
 
Re: Camping World 
       43646 I-94 Service Dr, Van Buren Township MI. 
 
19-038 
 
 
To whom it may concern: 
 
I have reviewed a plan set sent to me on 2/4/2020. All Items listed below have been addressed within the site 
plan. 
 
Project Overview: 
 
The proposal is to demo the east end of the building and reconstruct the parking lots. The plan set was 
reviewed for Fire and Life Safety using the township adopted fire code NFPA 1 and NFPA 101 2018 editions. 
 
 
Again, please note that all applicable NFPA codes and standards apply as adopted by the Township of Van 
Buren.  
 

1. Plan does not reference the proper fire code adopted by Van Buren Township. NFPA 2018 1 and 
101 editions are the official fire code for Van Buren Township, not the 2015 Michigan Fire Code 

 
2. A Knox-Box will need to be ordered and installed by owner where fire department indicates. 

www.knoxbox.com. This request was put on the previous work done at the store and has 
not been completed. Any approval of submitted plans will have to have this item addressed 
first. 

 NFPA 1 16.3.4.3 
 

3. Monitored fire alarm system for occupancy.                   NFPA 1 AHJ 
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4. Wall finishes need to meet the requirements of NFPA 

 
5. Is the hydrant to the rear of existing building operational? If so, records of required yearly 

maintenance should be kept on site for review during inspections.  
 
6. Fire lanes are a required 20ft wide. Gates shown on plans are only 16ft. FD Knox locks 

are required for access on all gates. 
 
7. Outdoor storage on plans show parking to close to gates for entry. 

 
8. Travel paths for deliveries and fire apparatus, should be shown on future plans. 

 
9. Emergency lighting inside store needs to meet NFPA 101 2018 Section 7.8 Illumination 

of Means of Egress. 
 

 
10. Emergency Responder Radio Coverage System is required unless it can be proven after 

building is constructed, and occupied that coverage is sufficient. This will be verified by AHJ 
prior to final C/O.           
                         NFPA72 24.5.2.2.3 

 
11. Wall finishes need to meet the requirements of NFPA 

 
 

 Review and approval by the Authority Having Jurisdiction shall not relieve the applicant of the 
responsibility of compliance with these codes. 

 
 
 

 
 

If you have any questions about this plan review report, please feel free to contact me  
 
Respectfully submitted, 
 
 
 
Andrew R. Lenaghan 
Fire Inspector 
Van Buren Fire Department 
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CHARTER TOWNSHIP OF VAN BUREN 
PLANNING COMMISSION ‐ VIRTUAL MEETING ON ZOOM 

June 24,2020 
MINUTES 

 
Prior to the start of the meeting, the public was giving instructions on how to take part in the 
meeting. 
 
ROLL CALL: 
Present: Kelley, Budd, Atchinson, Jahr, Franzoi, and Thompson. 
(Boynton arrived shortly after roll call) 
Excused: none 
Staff: Director Best, Director Power, Executive Assistant Renaud and Secretary Dohring. 
Planning Representatives: McKenna Associate, Vidya Krishnan, Fishbeck Associate, Paul 
Kammer 
Applicant(s) in Attendance: Derrick Matter of Camping World with Paul Tulikangas of Nowak & 
Fraus Engineers, Craig Atchinson of Atchinson Ford, 
Audience: Five (5). 
 
APPROVAL OF AGENDA:  
Motion Franzoi, Kelley second to approve the agenda of June 10, 2020 as presented.  Motion 
Carried. 
 
APPROVAL OF MINUTES: 
Motion Budd, Jahr second to approve the regular meeting minutes of June 10, 2020 as 
presented. 
 
PUBLIC HEARING: 
ITEM #1:  CASE 19‐038 – PUBLIC HEARING FOR PROPOSED IMPROVEMENTS AT 

CAMPING WORLD 
 

TITLE:    THE APPLICANT, DERRICK MATTER / CAMPING WORLD IS REQUESTING TO 
DEMOLISH THE EAST WING OF THEIR EXISTING BUILDING AND CREATE 
NEW R.V. PARKING AND STORAGE ON THE SITE. 

 
LOCATION:       The site is located at 43646 North Interstate Service Drive (tax parcel number 

83 060 01 0001 001), on the north side I‐ 94 North Service Drive, between 
Dewitt and Morton Taylor Roads. 

 
Motion Jahr, Kelley second to open the public hearing.  
ROLL CALL: 
Yeas: Franzoi, Jahr, Kelley, Atchinson, Budd and Thompson 
Nays: None. 
Absent: Boynton. 
Motion Carried. 
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Paul Tulikangas for Camping World stated that it is basically a demolition of a portion of the  
existing building, spruce things up, re‐stripe and repave the parking lot, and separate the new 
RV parking and the customer parking. 
No comments from Commissioners or Audience 
 
Motion Atchinson, Jahr second to close the public hearing 
 
ROLL CALL: 
Yeas: Franzoi, Jahr, Kelley, Atchinson, Budd, Thompson 
Nays: None 
Absent: Boynton 
Motion Carried 
 
ITEM #2:   ZONING ORDINANCE AMENDMENTS: C, LOCAL BUSINESS DISTRICT 

AMENDMENTS. 
 
TITLE:   PROPOSED AMENDMENTS TO ADD CLARIFICATIONS IN ORDER TO DISTINGUISH 

COMMERCIAL AND RESIDENTIAL / NON‐COMMERCIAL LAND USES IN THE C, 
LOCAL BUSINESS DISTRICT WITH RESPECT TO MAXIMUM BUILDING SIZE, AND 
CLARIFY RESTRICTIONS ON DWELLINGS IN NON‐RESIDENTIAL ZONING DISTRICT 

 
Boynton motion, Kelley second to open the public hearing 
 
ROLL CALL: 
Yeas: Franzoi, Jahr, Kelley, Atchinson, Budd, and Thompson 
Nays: None 
Absent: None 
Motion Carried 
 
Public Comment:   Resident, 9405 Madison Drive, expressed concerns that amending 

Section 3.105 of the Zoning Ordinance C, Local Business District, for 
clarification is done to benefit one parcel in the Township. The resident 
cited that the issue of size restrictions for parcels zoned C, Local Business 
District was raised before and during the January 8, 2020 meeting. The 
resident cited that the statement of purpose of the C, Local Business 
District is intended to permit retail business and service uses that are 
needed to serve nearby residential areas. The resident referenced eight 
(8) parcels under the subject zoning, three (3) of which are not 
developed, and described that only one parcel would benefit from the 
proposed amendment. The resident expressed that the size limitation is 
not an overlooked item nor should it be a conflict that needs clarification 
in the Zoning Ordinance. The resident expressed that these sections were 
available to the drafters of the full Zoning Ordinance when it as adopted 
in 2017 and amended in 2019. The size limits applied regardless of the 
type of use. The resident implored the Planning Commission members to 
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visit Westridge Estates of Canton before making a recommendation to 
the Township Board. 

 
Boynton motion, Atchinson second to close the public hearing 
 
ROLL CALL: 
Yeas: Franzoi, Jahr, Boynton, Kelley, Atchinson, Budd, Thompson 
Nays: None 
Absent: None 
Motion Carried 
 
NEW BUSINESS: 
 
ITEM #1:   CASE 19‐038 – CAMPING WORLD SPECIAL LAND USE APPROVAL. 
 
TITLE:                THE APPLICANT, DERRICK MATTER / CAMPING WORLD IS SEEKING A SPECIAL 

LAND USE PERMIT TO DEMOLISH THE EAST WING OF THEIR EXISTING  
BUILDING AND CREATE NEW R.V. PARKING AND STORAGE ON THE SITE. 

   
LOCATION:      The site is located at 43646 North Interstate Service Drive (tax parcel number  

83 060 01 0001 001), on the north side I‐ 94 North Service Drive, between 
Dewitt and Morton Taylor Roads. 

 
Paul Tulikangas of Nowak & Fraus Engineers stated they gave their overview of the project at the 
beginning of  the meeting, but both he and Derek Matter were  in attendance  to answer any 
questions any one may have. 
 
Vidya  Krishnan  of McKenna  Associates  presented  her  special  land  Use  Review  letter  dated 
6.18.2020 recommending the Planning Commission recommend special land use approval to the 
Township Board, subject to the following conditions: 
  

1. Submission of a floor plan to verify provision of a permanent, enclosed office 
for records and supervision. 

2. That all of the conditions of the site plan approval are met. 
 

Commissioners requested applicant to address if there would be office space in the building.  
Mr. Matter  replied yes  there would be.   Commissioners asked  if  the area  in  the  front of  the 
building would be used for new inventory only, because currently there is new and used RV’s.  
Mr. Matter responded that the front would be used for new RV’s only.  
 
No comments from the Public. 
 
Motion Kelley, Atchinson second to recommend the Township Board grant special  land use 

approval to the applicant, Camping World, to demolish the east wing of their existing building 

and create new R.V. parking and storage on their site, located at 43646 North Interstate Service 
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Drive parcel ID number 83‐060‐01‐0001‐001, on the north side I‐94 North Service Dr. between 

DeWitt and Morton Taylor Rds., subject to the recommendations in the McKenna Associates 

review letter dated 6‐18‐2020.   

1. Submission of a floor plan to verify provision of a permanent, enclosed 
office for records and supervision. 

2. That all of the conditions of the site plan approval are met. 
Roll Call: 

Yeas:  Franzoi, Jahr, Boynton, Kelley, Atchinson, Budd, Thompson,  
Nays:  None. 
Absent:  None. 
Motion Carried. (letters attached) 
ITEM #2:   CASE 19‐038 CAMPING WORLD PRELIMINARY SITE PLAN APPROVAL 
 
TITLE:     THE APPLICANT, DERRICK MATTER / CAMPING WORLD IS SEEKING 

PRELIMINARY SITE PLAN APPROVAL TO DEMOLISH THE EAST WING OF THEIR 
EXISTING BUILDING AND CREATE NEW R.V. PARKING AND STORAGE ON THE 
SITE. 
 

LOCATION:      The site is located at 43646 North Interstate Service Drive (tax parcel number 
83 060 01 0001 001), on the north side I‐ 94 North Service Drive, between 
Dewitt and Morton Taylor Roads. 

 
No additional comments given by the applicant or their engineer. 
 
Director Power  stated he had no additional detailed overview, and clarified  that new vehicle 
location was also covered in site plan review. 
Vidya Krishnan of Mckenna Associates presented her Site Plan Review #3 letter dated June 18, 
2020, recommending preliminary approval of the site plan, subject to the following conditions:  

1. Review and approval of circulation plan proposed for emergency access by 
the Fire Department and Township Engineer. 

2. Installation of concrete curbing around all paved/parking areas, unless the 
applicant demonstrates through engineering that the alternative design 
substantially improves the water quality of the site. 

3. Submission of planter details and a colored rendering of the proposed 
landscape island with pavers and amenities. 

4. Review and approval of proposed storm water detention system by the 
Township Engineer and Wayne County. 

5. Consideration of façade enhancements including change of colors, addition 
of bands, cornice etc., to improve the building’s appearance. 

6. Provision of fencing compliant with Section 7.205 (B) of the Zoning 
Ordinance. 

7. Submission of area, height, lighting and other details for existing and 
proposed on‐site signage. 

8. Details on screening fabric around propane tank. 
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9. Special land use approval by Township Board of Trustees. 
 

Paul Kammer with Fishbeck Engineers gave his overview of the preliminary site plan for Camping 

World  referencing  the  review  letter dated April 13, 2020.   He mentioned  that even  though a 

revised  site  plan  was  presented May  29,  2020,  the  changes  didn’t  impact  the  Engineering 

Feasibility,  and  that  he  and Direct  Power were  comfortable with  leaving  the April  13,  2020 

engineering letter’s recommendations to address each preliminary site plans submitted March 

31, 2020 and May 29,2020. Mr. Kammer recommended the Planning Commission grant Camping 

World preliminary site plan approval for engineering feasibility, subject to the comments in the 

letter and in accordance with Van Buren Township’s Engineering Standards manual. Mr. Kammer 

reiterated  that  approval  from Wayne  County must  be  obtained  prior  to  the  final  site  plan 

approval. 

Paul Tulikangas responded that they were able to reach someone at Wayne County and track 

down the review that was  issued  in February. He stated that there were a few minor changes 

that will be able to be able to be addressed prior to final site plan. 

Commissioners asked how the water quality would be improved or not because of the curbing. 

Mr. Kammer responded the current or existing layout has the water draining interior, from the 

edges into the catch basins in the parking lot.  The curb and gutters should not impact the water 

quality,  it  is more to protect the  landscaping, however the areas being discussed are more for 

the RV parking, not public. Ms. Krishnan also stated  the curb and gutter requirements are  to 

protect  landscaping and give areas a more finished appearance. Also,  in winter, with snow, to 

designate where pavement ends.  The curb and gutter requirements have never been waived, 

the only option in the ordinance for waiver is if the water quality is substantially improved, and 

since  the  township engineer stated  it doesn’t  improve  the water quality,  it doesn’t meet  the 

requirements  under  the  ordinance  to  be waived. Director  Power  commented  that  curb  and 

gutter  is generally designed to convey water quickly off a site.   Water quality comes  into play 

when you have bio retention where water can filter thru a designed landscape basin. 

 Commissioners  asked  if  applicant was  interested  in  pursuing  a water  quality  enhancement 

report.  Mr.  Tulikangas  responded  that  the  reason  they  originally  discussed  forgoing  the 

perimeter 6” curbing was because of additional cost, and maintaining grading and the drainage 

flow. 

Commissioners asked Applicant if they had any comments on the open questions in the review 

letter from McKenna regarding sod enhancement, façade, or fencing. Mr. Tulikangas stated that 

the façade enhancement was not in the current proposal for site plan approval.  The commission 

state these  improvements were not necessarily engineering questions and could be  left  in the 

preliminary letter and be answered before final.  Mr. Tulikangas did state that there was some 

gray  area  in  the  ordinance  regarding  a  chain  link  fence,  but  they would  be willing  to  do  a 

decorative fence if that was the requirement.  Mr. Matter stated they would not be opposed to 

providing an ornamental fence in the front yard. As far as the façade, he would discuss with the 

architect a  solution  that would  satisfy  the Commission and not go over budget. Commission 

39



PC Minutes 6‐24‐20 
Page 6 of 10 
 

suggested discussing with staff inexpensive ways, like color to improve the façade. Ms. Krishnan 

said they would be happy to work with the applicant to suggest a way to improve the façade and 

keep the cost down. 

No comments from the audience. 
 
Motion Kelley, Boynton support to grant preliminary site plan approval to Camping World 
for the site located at 43646 North Interstate Service Drive based on the analysis and subject  
to the conditions detailed McKenna letter dated June 18,2020, the Fishbeck letter dated April 
 13, 2020 and the Van Buren Township Fire Dept letter dated February 5, 2020. 
 
Roll Call: 
Yeas: Franzoi, Jahr, Boynton, Kelley, Atchinson, Budd, and Thompson. 
Nays: None. 
Absent: None. 
Motion Carried. (letters attached)  
 
ITEM #3:            ZONING ORDINANCE AMENDMENTS: C, LOCAL BUSINESS DISTRICT 

 AMENDMENTS 
 
DESCRIPTION:  PROPOSED AMENDMENT TO ADD CLARIFICATIONS IN ORDER TO DISTINGUISH 

 COMMERCIAL AND RESIDENTIAL/NON‐COMMERCIAL LAND USES IN THE C, 
 LOCAL BUSINESS DISTRICT WITH RESPECT TO MAXIMUM BUILDING SIZE, AND 
 CLARIFY RESTRICTIONS ON DWELLINGS IN NON‐RESIDENTIAL ZONING  
 DISTRICTS 

 
Director Power gave an overview of the multiple discussions at various planning commission 
meetings on this amendment. Director Power reiterated there are few references to building size  
in the ordinance as well as dwellings in the non‐residential zoning district, therefore the need  
for clarification and formalization with text amendments. 
 
Vidya Krishnan of McKenna Associates commented that when a zoning district is formulated,  
a statement of intent or purposes, in the case of the C district, a local business district, it is  
intended to facilitate the businesses that serve a local area, but over time those uses change, and  
new uses are discovered. At the time C was written, senior housing was nota category or use by 
 itself. Senior housing, assisted living, and memory care are relatively new as planning goes. The 
amendment that is being proposed, while on the surface might appear that it was intended to  
address a specific project, that was not the intent. The amendment is intended to address a  
clarification that was brought to light when a project came about. This clarification is needs to be 
made whether the specific project is there on the horizon or not. 
 
No additional comments or questions from the commission or audience. 
 
Motion Atchinson, Kelley second to recommend to the board the proposed amendment to add  
clarifications in order to distinguish commercial and residential/non‐commercial land use in 
the C, local business district with respect to maximum building size and to clarify restrictions 
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Applicant Elevatus Architecture on behalf of Meijer, Inc. has applied seeking final site 
plan approval for the construction of a 1,680-sq. ft. addition to the roughly 200,952-sq. 
ft. Meijer store located at 9701 Belleville Road (parcel number 83 058 99 0006 705). 
The purpose of the addition is to provide an area to stage and store materials in order to 
assist with Meijer’s digital online ordering with curbside pickup service. The proposed site 
plan will involve the addition pedestrian improvements and additional open lawn as well 
as the store addition, along with the removal of one (1) tree and minor paving demolition 
and replacement. 
 

 
 
The proposed use is consistent with the site’s existing commercial retail use, a permitted 
use by right in the site’s C-2 – Extensive Highway Business zoning district. Additions to 
commercial uses exceeding 1,000 square feet in area require site plan review with the 
Van Buren Township Planning Commission. Given the fact that this is a minor addition in 
the broader context of the large commercial retail site, the proposed use does not require 
an extensive planning review process. Based on this finding, the Planning Commission 
may exercise their ability to review the final site plan review without first granting a 

MEMO  

 
TO: Van Buren Township Planning Commission 

FROM: Dan Power– Director of Planning and Economic 
Development 

RE: SPR 20-033 – Meijer Addition – Final Site Plan Review 

DATE: December 3, 2020 

Existing and Demolition Proposed 
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preliminary site plan approval per Section 12.205(A)(4) of the Zoning Ordinance. In 
doing so, the Planning Commission should consider adopting the recommended 
conditions of approval from the Township’s Principal Planner, Engineer, and Chief Fire 
Inspector, to be addressed prior to the submittal of a for-construction plan set. This 
includes satisfying engineering conditions related to site investigation and demonstrating 
that there will be no impacts to water or sanitary utilities or stormwater facilities that will 
necessitate a more extensive review by the Township Engineer or the Wayne County 
Department of Public Services (WCDPS). 
 
Thank you for your consideration. 
 

Sincerely,  

 
Dan Power, AICP 
Planning and Economic Development Director 
Public Services Department 
Charter Township of Van Buren 
 
CC: Vidya Krishnan – Van Buren Charter Township Principal Planner / Planning 

Consultant – McKenna Associates 
 Paul Kammer, P.E. – Van Buren Charter Township Engineer – Fishbeck 
 Andrew Lenaghan - Van Buren Charter Township Chief Fire Inspector 
 Matthew Best, M.S. - Public Services Director, Van Buren Charter Township 

Craig Armstrong, AIA – Elevatus Architecture 
Zachary Hettinger – Meijer Inc. 
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November 24, 2020 

 

 

Planning Commission  

Charter Township of Van Buren 

46425 Tyler Road 

Belleville, Michigan 48111 

 

Subject: VBT-20-033 Meijer Addition / 9701 Belleville; Site Plan Review #1; Site Plan Dated October 

28, 2020. 

 

Dear Commissioners: 

 

The applicant, Meijer, proposes to construct a 1,680 square foot building addition at 9701 Belleville Road for 

Meijer's digital online ordering with curbside pick-up service. The site is located on the south side of Tyler Road, 

east of Belleville Road.  

 

COMMENTS.  We have reviewed the site plan request based on Zoning Ordinance standards and sound 

planning and design principles. Our comments are as follows (items requiring changes or additional information 

are underlined): 
 

 

1. Zoning and Use. The site is zoned C-2 (Extensive Highway Business District). Section 3.112 of 
the Zoning Ordinance permits retail sales in the C-2 Extensive Highway Business District. 
 

2. Required Information. Section 12.203 of the Zoning Ordinance includes requirements for 
information on a site plan. The applicant has provided all of the required information. 
 

3. Lot. The site has a total area of 39.33 acres and includes additional outlots. The legal 
description is included with the tax parcel ID number. 
 

4. Dimensional Requirements. There is no required minimum lot area or width in the C-2 
Extensive Highway Business District. 

 
The minimum required front, rear, and side yard setbacks for the C-2 District is 35 feet, 20 feet, 
and 25 feet respectively. The existing building and proposed building addition comply with all the 
setback dimensions. 
 
Maximum permitted building height in the C-2 District is 4 stories and 40 feet. The proposed 
elevations for the building addition indicate a building height of 14 feet, compliant with the Zoning 
Ordinance. 

 

5. Access and Circulation. 
 

a. Location of Curb Cuts. There is a total of five access points to Meijer. Three entrances off 
Tyler Road and two entrances off Belleville Road. None of the access drives are to be altered 
by the proposed addition. 
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b. Cross Access. The site has cross access with each of the outlots and also to the property to the 
south, at the southwest corner of the site.  The site plan sheet C-100 incorrectly shows a solid 
curb line across the cross access drive. 
 

c. Sidewalks. The applicant is proposing a sidewalk connection to the building addition from the existing 
sidewalk along the west side of the building. The sidewalk must have a minimum width of 5’ and the 
width must be noted. 

 

d. Circulation.  The proposed addition is for digital orders and curbside pick-up.  The plan does not detail 
an explanation for how the curbside pick-up will work. We assume customers will place online orders 
and drive to the store to pick-up.  They will park in designated spaces and the order will be brought out 
to them. Since the plan does not intend for customers to actually wait along the curb, some signage 
should be added to clarify parking at the designated spots and prevent blockage of the main drive aisle 
in front of the addition.  
 

6. Parking and Loading. 
 

a. Space Dimensions. Parking space dimension standards are not applicable to this project.  
 

b. Number of Parking Spaces. The proposed addition will require a total of 8 additional parking spaces. 
The existing store has an extensive parking lot which likely exceeds the ordinance requirements.  No 
additional parking is being required at this time. 

 

c. Barrier Free Spaces. No change to existing barrier free access is proposed at this time. 
 

d. Loading. The proposed building addition is not large enough to necessitate any additional 
loading zones. 

 

e. Bicycle Parking. Bicycle parking is not applicable to this project.  Amenities such as bike racks 
which are required as part of the Belleville Road Overlay District (BROD) within which the site is 
located will be required at a future date when the current Meijer store is renovated/upgraded.  
 

7. Landscaping and Screening. The site is located in the Extensive Highway Business (C-2) 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. This standard is not applicable to this project. 
  

b. Parking Lot Landscaping. The parking lot is screened from adjoining public or private rights-of-
way.  
 

Interior parking lot landscaping. The amount of all paved parking areas, including parking and 
loading spaces, driveways, and aisles is not proposed to change so the existing interior parking lot 
landscaping is sufficient.  
 

c. Loading Area Landscaping. Loading area landscaping standards are not applicable to this 
project. The loading area at the rear of the addition is an existing loading area. 
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d. Display Area Buffering. This requirement is not applicable. 
 

e. Greenbelt Buffering. Greenbelt buffering standards compliant with Section 10.103 (E) have 
been provided for the site.  

 

f. Detention Pond Landscaping. Detention Pond Landscaping is not applicable to this project. 
 

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 has noted one tree will be removed to make room for the building 
addition. If the tree proposed for removal is 5” or larger, tree replacement tree must be provided as 
required by the Ordinance.   
 

9. Stormwater Pond. It is our understanding that the proposed addition is resulting in minimal 
alteration to the impervious surface area on the site and therefore, not making any significant 
impact to stormwater detention. We defer approval of the detention plan to the Township Engineer.   
 

10. Lighting. The plan does not include any information on lighting for the proposed addition. The area 
must be illuminated compliant with Section 8.105 (B) (2) of the Zoning Ordinance. The applicant can 
demonstrate adequate lighting on the east, south and west sides of the addition through existing 
fixtures or new wall mounted fixtures must be added.  Manufacturer’s cut sheet details must be 
provided for review.  

 

11. Architecture and Building Details.   The applicant has submitted detailed elevations for the proposed 
building addition. The addition is to be constructed with ‘field grey velour’ face brick veneer, new 
interstate blue canopy, and a metal cap ‘bone-white’ roof. The site is part of the Belleville Road Overlay 
District, the Township’s primary business district.  The Planning Commission has consistently required a 
high standard of design for developments in this area. Chapter 3 of Article 6 provides standards for 
buildings within the Belleville Road Overlay District (BROD). The intent of the BROD is to avoid 
developments with architectural elements that look applied, rather than incorporated.  For example, 
building facades that incorporate canopies must provide a pitched roof component to provide depth and 
give an authentic appearance.  The proposed addition architecture while integrating with the existing 
building, does not meet BROD standards.   Compliance with BROD requirements for the small addition 
will create an add-on that does not look like part of the main building.   While not typical, we would 
recommend that the addition be proposed to proceed as shown; however, at a future date when the 
main Meijer store undergoes exterior façade renovations, the façade of the addition built at this time 
must also be upgraded to comply with the BROD requirements.  
 

12. Dumpster. Dumpster standards are not applicable to this project. 
 

13. Signs. The applicant is proposing pickup order signs to guide customers. These signs are defined as 
incidental signs in the Zoning Ordinance and are exempt in all zoning districts. 
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RECOMMENDATION 

Many of the required site plan items have been addressed; however, there still remain a few issues that need to 

be addressed or notes of clarification added.  Therefore, we recommend that the Planning Commission approve 

the preliminary and final site plan under the provisions of Section 12.205 (A) (4), subject to the following 

conditions: 

 

1. Removal of solid curb line from south cross access drive. 

2. Notation of width of the sidewalk connector on the site plan. 

3. Addition of a note clarifying how the curbside pick-up will operate to prevent aisle blockage. 

4. Replacement for the tree to be removed, if the tree is a regulated tree size. 

5. Illumination plan for area around proposed addition and location and cut-sheet detail for proposed light 

fixtures, if any. 

6. Facade renovations to comply with BROD architectural standards at a future date when the main building 

on the site is upgraded. 

 

Respectfully, 

McKENNA 

 

   

 

 

 

 

Vidya Krishnan        Hunter Whitehill  

Principal Planner       Associate Planner 

 

 

c: Matt Best, Van Buren Township Director of Public Services 

 Dan Power, Director of Planning and Economic Development 

David Potter, FTCH, Township Engineers 

David McInally, Van Buren Township Fire Marshal 
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December 2, 2020
Fishbeck Project No. 201421
Township Project Number 20-033

James Taylor
Director of Water and Sewer
Van Buren Township
46425 Tyler Road
Van Buren Township, MI 48311

Meijer Addition Site Plan
Engineering and Final Site Plan Review

Dear Director Taylor:

At the request of Van Buren Township (Township), Fishbeck has reviewed the Preliminary Site Plan submitted to 
the Township November 13, 2020, submitted to the Township for the preliminary staff meeting for the proposed 
Meijer Building Addition.

This project entails construction of a building addition to the existing Meijer Store at the southeast corner of 
Belleville Road and Tyler Road and includes the removal and replacement of a portion of the loading dock 
pavement, the modifications to the existing storm drain system, the removal and replacement or verification of 
the integrity of the existing sanitary lead, and changes to the existing parking spaces for designated online 
ordering with curbside pick-up service.

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). The applicant must include the following items as part of the 
construction plans:

1. All easements, proposed and existing, must be indicated on the plans.
2. All benchmark information must be listed on the plans with all elevations listed in National Geodetic Vertical 

Datum 29 (NGVD 29) or include a conversion factor to the NGVD 29 datum.
3. Soil boring information, including the ground water elevations, must be provided.
4. Applicant to include existing topography/grades within the site boundaries and in contiguous areas if 

pertinent to design, including elevation contours at a minimum of 2-foot intervals.
5. Plans must include the sizes and location of the existing underground utilities and service leads that impact 

the layout of the addition.
6. Plans must include the following required notes:

a. All construction shall conform to the current standards, specifications, and general conditions of 
the Township.

b. The applicant is responsible for resolving any drainage problems on adjacent properties which are the 
result of the applicant’s actions.
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Water Main Service
Existing: The Township’s Geographic Information System (GIS) records and the applicant’s plan indicate there is a 
watermain loop around the existing Meijer building, running north-south and east-west around the project area.

Proposed: The applicant’s plan does not indicate a proposed water main or water main connection to the exterior 
public water main, nor is there any modification to the existing water main system for the work on this project. 
Water service from the existing building is proposed for the proposed building fire sprinklers.

Sanitary Sewer
Existing: The applicant’s base plan indicates there are two sanitary service lines exiting the existing building from 
the south wall. The civil site plans indicate these service lines tying together near the southwest corner of the 
addition, before tapping into the private sanitary sewer system that services the entire Meijer building for 
connecting to the Township sanitary sewer system. The applicant’s plumbing plan, however, indicates a single 
sanitary service line exiting from the southern wall of the building. This line runs under and through the 
proposed addition.

Proposed: The applicant’s plan indicates a base bid of removing and replacing the sanitary service line under the 
building. There is an alternate bid for pressure testing and inspecting the line to confirm its condition to remain. 
All this work is done based on the plumbing plan layout and considered to be as part of their private system.

Comments:

1. There are conflicting notes and service line locations on sheet C-101 and P-101 regarding the existing sanitary 
sewer service near the proposed building addition. The applicant needs to conduct a site visit and/or gather 
supplemental topographic information to determine the location of this lead. Does the lead enter at the 
manhole as indicated on C-101 or does it tap into the main sewer line upstream of the manhole, as would be 
if the sewer is located in the area indicated on P-101. Location should be able to be approximated by locating 
cleanouts and examining the existing manhole structure.

2. After further research, the applicant must clarify the existing sanitary service work to be completed onsite.
3. If relocation is an option, plans must indicate if the relocated lead will connect back into the existing lead or 

tap into the main at a new location. If so, how will this tap into the main system?

Storm Sewer
Existing: The applicant’s plan indicates a system of storm pipes, roof drains, and existing catch basins within the 
site. The plans also indicate a 10-inch storm line, exiting the southern end of the building, presumably conveying 
the roof drain runoff from the existing building.

Proposed: The applicant’s plan proposes to investigate the existing storm drain line from the existing building to 
the catch basin in the parking lot. It will remain in place if it is determined to be in good working shape, otherwise, 
it will be removed and replaced. Downspouts are proposed on the east side of the building to allow roof runoff to 
drain away from the building. These downspouts are proposed to drain via two proposed 3-inch private storm 
pipes underneath the proposed building into the existing storm pipe within the footprint of the building.
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Comments:

1. The applicant has indicated there will be no increase in impervious surface due to the proposed 
improvements. Plans must include a storm drainage area map indicating the change in tributary area due to 
the proposed improvements or indicate that there will be no increase in surface runoff due to the proposed 
improvements.

2. Provide further explanation why the proposed 3-inch building storm drains need to connect to the existing 
storm drain lines underneath the proposed building addition. The preference would be to see the exterior 
drains connected to the existing storm line via an exterior underground drainpipe that connects to the system 
outside of the building footprint. This allows for easier maintenance and repair if ever needed.

Soil Erosion and Sedimentation Control
Due to the limited amount of disturbance, a formal submittal through Wayne County SESC is not required, 
however, soil erosion and sedimentation control measures must be in place during any and all work which 
includes ground disturbance. The SESC plan provided must be in accordance with the Township Engineering 
Standards Manual, Chapter II, Plan Requirements, Paragraph D, SESC Plan Requirements, and in accordance with 
Wayne County SESC standards.

Comments:

1. In addition to the indicated inlet protection, the applicant must include silt fence around the area of 
disturbance to protect from sediment reaching the pavement. Continuously monitor all inlet protection and 
cleanout as necessary.

Recommendation
We are recommending the Planning Commission grant Meijer, Inc. conditional Final Site Plan approval based on 
the Engineering Review of the host site, subject to the applicant submitting an Issued for Construction set of plans 
that addresses the comments listed above and in accordance with the Township’s Engineering Standards manual. 
After submittal of the Issued for Construction plans, the Township will review and issue a Letter of Conformance 
prior to holding a PreConstruction meeting. If you have any questions regarding this project or our comments 
listed above, please contact me at 248.324.2137 or pkammer@fishbeck.com.

Sincerely,

Paul J. Kammer, PE Stephen C. Clayton, PE
Senior Civil Engineer Civil Engineer

By email
Copy: Matthew Best – Township

Dan Power – Township
Vidya Krishnan– McKenna
Dave Potter – Fishbeck
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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.

December 3, 2020

Director of Planning and Economic Development
Department of Public Services
46425 Tyler Rd.
Van Buren Township, MI 48111

Meijer Store 072 Addition
9701 Belleville Rd.
Van Buren Township, MI  48111

To whom it may concern:

I have reviewed a set of plans, dated 10/28/2020, and received 11/16/2020.  The plans call for a
1680 square foot addition to the existing Meijers store. This project entails a new building
addition and designated parking for Meijer’s digital online ordering with curbside pick-up service.

This review does not include a fire protection or life safety analysis. These reviews will need to
be completed at the time of building permit review. It is understood from the plans that the
existing address shall remain unchanged, the proposed building addition shall be fully
suppressed as required by building and fire codes, and all existing fire lanes, fire department
access road widths, and fire hydrants shall remain.

With the information provided the plans as submitted are approved.

If you have any questions regarding this plan review, I can be reached at 734-699-8900 x 9426

Sincerely,

Andrew Lenaghan
Fire Inspector
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Rev 1/12/06 

PLANNING & ZONING APPLICATION 
 
Case number _________________________ Date Submitted ___________________________ 
 
 

APPLICANT INFORMATION 
 
Applicant   Phone   

Address   Fax   

City, State   Zip   

E:mail   Cell Phone Number   
Property Owner   Phone   
 (if different than applicant) 
Address   Fax   

City, State   Zip   

Billing Contact    Phone   

Address    Fax   

City, State    Zip   

SITE/ PROJECT INFORMATION 
 
Name of Project    

Parcel Id No. V125-83- Project Address   

 Attach Legal Description of Property  

Property Location: On the   Side of   Road; Between   Road 

and   Road.  Size of Lot Width __________Depth  

Acreage of Site   Total Acres of Site to Review   Current Zoning of Site   

Project Description:   

  

  

Is a re-zoning of this parcel being requested? ______ YES (if yes complete next line) NO  

Current Zoning of Site ______________  Requested Zoning   

SPECIAL PERMIT INFORMATION 
 
Does the Proposed Use Require Special Approval? YES (if yes complete next line) NO  

Section of Zoning Ordinance for which you are applying ____________________________________________________ 
 
Is there an official Woodland within parcel? _______________ Woodland acreage   

List total number of regulated trees outside the Woodland area? ______________ Total number of trees  

Detailed description for cutting trees     

    

    

If applicable application MUST be accompanied with a Tree Survey or statement of no trees, which incorporates all the 

requirements listed in Section 4.45 of Zoning Ordinance 6-2-92, as amended. 

OWNER’S AFFIDAVIT 
 
 
  
 
 Print Property Owners Name 
 

    
 Signature of Property Owner  Date 
 
 
STATE OF MICHIGAN 
COUNTY OF WAYNE 

The undersigned, being duly sworn, deposes and says that the foregoing statements and answers herein contained and accompanied information and date are in all 

respects true and correct. 

Subscribed and sworn before me this _________ day of _______________________20____.  

_____________________________Notary Public, _______________________ County, Michigan      My Commission expires _________________________, 20____. 
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The following is a review of the proposal by Avflight, who seeks to build two (2) 14,938-sq. ft. 
hangar buildings for immediate use, one (1) hangar for future use, three (3) fixed base operator 
(FBO) areas including one (1) such area for future use, two (1) garage areas, 132 parking spaces, 
minor landscaping, and a future development area. The proposed land use will occur on 
approximately 5.7 acres of property at the terminus of A Street near the northeast corner of the 
Willow Run Airport of Van Buren Township. The site is zoned AP – Airport District. The applicant 
has submitted a revised civil site plan dated November 25, 2020 in addition to a series of 
previously dated civil and architectural plans to facilitate this review. 

 
Review process. I have reviewed the site plan request based on Zoning Ordinance standards. 
The review process described in Section 3.118(D) (AP, Airport District – Required Conditions of 
the AP, Airport District) allows for a modified site plan review procedure for developments located 
at public airports. This involves reviewing the area, height and placement of the principal use; its 
parking, loading and access management; environmental performance standards; and screening, 
landscaping and other Ecorse and Beck Road adjacency requirements. I have also reviewed the 
applicable administrative review standards of Section 12.203 of the Van Buren Township Zoning 
Ordinance. I will first make some comments regarding the proposed uses. Then, relevant review 
standards from Sections 3.118(D) and 12.203 are discussed in the sections on the following 
pages. Throughout this report, requested conditions are underlined. 
 
Comments regarding proposed uses. The 
following which are defined in Section 2.102 of the Van 
Buren Township Zoning Ordinance are permitted uses 
by right in the AP zoning district: 
 
- Airports and related facilities. 

 
The details of use within each component of the site, 
including the hangars, the garages, and the FBO’s, is 
described on sheet SP1.00 and listed in Figure 1. 
 

 

MEMO  

 
TO: 

 
Brooke Longcore and Scott Bowers – Bowers and Associates 

FROM: Dan Power, AICP – Director of Planning and Economic 
Development 

RE: Avflight Willow Run Site Plan – Willow Run Airport of Van 
Buren Township 

PLANS DATED: November 2, 2020 

DATE: December 3, 2020 

Figure 1 
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Requirements per Section 3.118(D)(1)(a)(i) of the Van Buren Township Zoning Ordinance 
– Required Conditions of the AP, Airport District.

a. Area, height, and placement. Uses located on the airport property owned by a public
governmental agency shall meet the area, height, and placement regulations, including
setbacks, of the zoning district they are located in.

The proposed site is part of a broader public airport property which has public road frontage
on Beck Road. The proposed site meets the required front (100’), side (50’ for one / 100’ for
two), and rear (100’) yard setbacks with respect to the proposed buildings’ setbacks from the
nearest adjacent public road (Beck Road). The minimum area of 250 acres in the AP zoning
district is intended to be applied to the airport property at large and does not apply to this
specific site. The height of the proposed hangar component of the building is 34.5’, as
measured halfway between the eave (32’) and the peak (37’) of the roof.

b. Parking, loading and access management. Uses located on the airport property
owned by a public governmental agency shall meet the parking and loading requirements of
Article 9 in this Zoning Ordinance.

Article 9 of the Zoning Ordinance includes various required standards related to the number
of parking spaces and the design and configuration of parking areas and driveways. These
requirements are evaluated below.

Number of parking spaces. 132 parking spaces are proposed. This parking 
space allocation is based on calculations provided by the applicant which are derived 
from the following use types within proposed immediate and future hangar, office, 
FBO, and garage floor areas shown on the site plan: 
 Warehousing areas: 59,752-sq. ft. total. In each warehouse area, five (5)

spaces are required, plus one (1) space required per 1,750-sq. ft.
 Office areas: 15,893-sq. ft. In each office area, one (1) space is required per

300-sq. ft. of gross floor area.

Accessible / barrier-free parking spaces are also provided in conformity with Section 
9.103 of the Van Buren Township Zoning Ordinance. 

Design and configuration of parking areas. Where formal standard 90-
degree off-street parking spaces are proposed, per section 9.104(B), 9.5’ x 20’ 
spaces with a 24’ adjacent maneuvering lane is required. Double-striped spaces are 
also required. Dimensions demonstrating the minimum maneuvering aisle width of 24’ 
and double striping have been provided. 

Drainage. Per section 9.104(A) of the Zoning Ordinance, off-street parking areas 
shall be drained so as to dispose of all surface water accumulated in the parking area 
in such a way as to preclude drainage of water onto adjacent property or toward 
buildings. The applicant may be required to gain approval from the Wayne County 
Department Public Services for stormwater design. 
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Driveways and Access Management. Access is provided to the site from an 
existing taxiway at the site’s southern border along with from a proposed drive 
extending east from the site. The applicant must secure the approval of the Wayne 
County Airport Authority (WCAA) Fire Marshall for the proposed access configuration.  

 
  Loading and truck maneuvering. No loading spaces are proposed. Section 

9.105 of the Zoning Ordinance requires loading spaces “on the same premises with 
every building, structure or part thereof, involving the receipt or distribution of vehicles 
or materials or merchandise”. Sufficient explanation has been provided by the 
applicant in a letter stating that deliveries to the site will be dropped off at each hangar 
via overhead door provided at each hangar, for interior drop-off. 
 
360-degree access around the site is restricted by a fence and gate at the western 
terminus of the southern and middle parking areas, respectively. The access around 
the site along with hydrant layout and other fire safety provisions should be reviewed 
by the WCAA Fire Marshall. 

 
  Parking lot landscaping. According to Section 9.104(L) of the Zoning Ordinance, 

parking areas shall be landscaped and screened pursuant to Article 10. Because the 
site has no direct public road frontage and is adequately separated from adjacent 
public roads, relief can be provided from parking lot screening per section 10.103(A) 
of the Zoning Ordinance. Landscaped areas will be subject to review by the Wayne 
County Airport Authority (WCAA) and may be subject to limits in order to comply with 
airport standards, including limiting attractiveness to certain wildlife. If suitable 
landscaping can be provided in compliance with these standards, the applicant must 
comply with Section 10.103(B), including that landscaped areas should be added 
where necessary to account for a minimum of five percent (5%) of all paved areas. 
The applicant has provided a landscape plan in a separate submittal.  

 
c. Environmental Performance Standards. Uses located on the airport property owned 

by a public governmental agency shall meet the “Environmental Performance Standards 
Applicable to Specific Uses and Districts” of Section 8.102 of this Zoning Ordinance. Any 
environmental site obligations or permits required by the WCAA, Wayne County, or the State 
of Michigan must be addressed prior to construction. 
 

d. Screening, landscaping and other Ecorse and Beck Road adjacency requirements. If 
the proposed building/use is adjacent to Ecorse or Beck Roads the site plan shall be required to 
meet the “Frontage Landscaping” requirements in Section 10.103, the “Mechanical and Utility 
Equipment Screening” requirements in Section 10.103, the “Exterior Lighting” requirements in 
Section 8.105, and the “Garbage, Refuse, and Recycling Collection Areas” requirements in Section 
7.122 of this Zoning Ordinance. The site is not adjacent to Ecorse or Beck Road and these 
requirements therefore do not apply. Adherence to applicable lighting standards in Section 8.105 of 
the Zoning Ordinance must be met. This includes using full-cutoff lighting where applicable. 
 

Administrative Site Plan Review Requirements per Section 12.203 of the Van Buren 
Township Zoning Ordinance – In General. 
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1. Title and date of plan, including the date and nature of all subsequent 

revisions; North arrow and scale; Design firm information; Dimensions of 
lot and adjacent property lines; Boundary of tract; Lighting; Signage 
information; Plan submittal information; and Documentation of changes. 
The project is accessed by what is referred to in the plans as an “existing taxiway”. The 
applicant has clarified that this taxiway connects to A Street.  

 
2. Description of use. Use descriptions have been provided on the proposed site plan. 

 
3. A schedule of parking needs requires some revisions as described previously.  

 
4. Traffic and pedestrian circulation design. A sidewalk is not necessary because the 

site lacks public street frontage.  
 

5. Landscape plan and landscape maintenance information. Regarding these 
requirements, there are no frontage landscaping requirements as the property does not 
have direct frontage on Beck Road or Ecorse Road, per Section 3.118(D)(1)(a)(i)(d). See 
the landscaping comments on the previous page. 
 

6. Hazardous materials. Storage of any hazardous materials should be labeled on the 
proposed site plan.  

 
7. Office and staffing information. A floor plan showing the proposed office layout is 

provided on sheet A1.00. The anticipated number of staff at peak shift has been added 
to Sheet SP1.00. There will be 19 staff at peak shift. 

 
8. Other information. Any other information as required by the Planning Commission or 

Director of Planning which will assist in evaluation of the proposed use. A sign permit 
application must be submitted for any proposed signage on the site.  

 
Recommendation:  The submitted civil site plan set dated November 2, 2020 requires revisions per the 
underlined comments in this report: 
 

- A sign permit application must be submitted for any proposed signage on the site. 

- Adherence to applicable lighting standards in Section 8.105 of the Zoning Ordinance must be 
met. This includes using full-cutoff lighting where applicable. 

- Any environmental site obligations or permits required by the WCAA, Wayne County, or the 
State of Michigan must be addressed prior to construction. 

 
Conditioned upon addressing the above-stated comments on the submitted civil site plan dated 
November 25, 2020, I recommend conditional administrative zoning approval. Site plan 
approval by the Wayne County Airport Authority (WCAA) and the WCAA Fire Marshall will 
be required prior to the issuance of a building permit. Prior to construction, any pre-construction 
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requirements related to connections to Van Buren Township’s water system must be met and a 
water tap permit must be obtained. If you have any additional questions regarding this review 
please feel free to contact me at 734-699-8913 or via e-mail at dpower@vanburen-mi.org.  

 

Sincerely,  

 
Dan Power, AICP 
Planning and Economic Development Director 
Public Services Department 
Charter Township of Van Buren 
 
 
CC: Matthew Best, M.S. - Public Services Director, Van Buren Charter Township 

Vidya Krishnan - Principal Planner, McKenna Associates / Van Buren Charter 
Township 

  Paul Kammer, P.E. - Township Engineer, Fishbeck / Van Buren Charter Township 
  James Taylor – Water and Sewer Director, Van Buren Charter Township 
  David McInally and Andrew Lenaghan– Van Buren Charter Township Fire Department 
  Geoff Nelson, P.E. – Wayne County Airport Authority 
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November 28, 2020 
 
Van Buren Township Planning Commission 
Charter Township of Van Buren 
46425 Tyler Road 
Van Buren Township, MI 48111 
 
Subject: Planning Commission Annual Report for 2020 
 
In accordance with P.A. 33 of 2008, as amended, MCL 125.3801 et seq, Michigan Planning 
Enabling Act, please find the attached annual report regarding the Planning Commission activities 
for 2020. Following acceptance by the Planning Commission, the report will be forwarded to the 
Van Buren Township Board of Trustees. The report is summarized as follows: 
 
Public Hearings: The Planning Commission held nine (9) public hearings. 
 
Preliminary Site Plan Approvals: The Planning Commission granted four (4) preliminary site 
plan approvals. 
 
Final Site Plan Approvals: The Planning Commission granted four (4) final site plan 
approvals. 
 
Special Land Use: The Planning Commission recommended four (4) special land use approvals 
to the Township Board. 
 
Site Plan Amendments: The Planning Commission granted three (3) site plan amendments. 
 
Temporary Land Use Approvals: The Planning Commission granted six (6) temporary land 
use permits. 
 
Rezoning Recommendations: The Planning Commission made one (1) rezoning 
recommendation to the Township Board. 
 
Zoning Text Amendment Recommendations: The Planning Commission made three (3) 
zoning text amendment recommendations to the Township Board. 
 
Master Plan Amendment:  The Planning Commission made two (2) significant 
recommendations for the Van Buren Township 2020 Master Plan. One of these recommendations 
was to distribute the draft of this plan for review and comment by neighboring jurisdictions, and 
one of the recommendations was to adopt the plan.  
 
Tree Removal Permits: The Planning Commission granted no separate tree removal permits. 
Tree removals were approved as part of site plan approval. 
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Significant Activities: The Van Buren Township Planning Commission’s contributions to 
planned growth have been evident despite the significant disruptions in planning processes the 
Township and many other communities have faced in 2020. The Planning Commission was able 
to proceed with sixteen (16) out of 22 regularly scheduled meetings, thirteen (13) of which were 
held remotely during the time impacted by the COVID-19 pandemic.  
 
Significant construction progress has been made at several major project sites which were 
approved by the Planning Commission in 2018-2020, including two of the three buildings in the 
1.6 million square foot Ashley Crossroads North distribution center near Ecorse and Haggerty 
Road, the completion of construction at the 60,000 square foot Subaru automobile research and 
development center at 50255 Michigan Avenue, and the commencement of the second phase of 
development in the Victoria Park residential development north of Ecorse Road on the east side of 
Morton Taylor Road. Several significant projects are expected to break ground in 2021 based on 
the approvals of the Planning Commission in 2020 and recent years. The Planning Commission 
also shepherded the completion of the 2020 Van Buren Township Master plan, which will provide 
direction for future land use, development, capital improvement, and parks and open space 
decisions for years to come.  
 
The tabulated list of 2020 Planning Commission activities is included on the page following this 
cover report. 
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Case # Location Item Description Type

1/8/2020 19‐037
Near Tyler and Morton 

Taylor Roads

Hampton Manor 

Senior Housing

Public 

Hearing

3/11/2020 19‐019 1043 Savage Road
Reavis Rezoning  M‐

1 to R‐1B
Rezoning

3/11/2020 20‐004 10562 Belleville Road TNT Fireworks
Temporary 

Land Use

5/27/2020 20‐007 2095 Rawsonville Road Phantom Fireworks
Temporary 

Land Use

5/27/2020 20‐010 10010 Belleville Road Phantom Fireworks
Temporary 

Land Use

6/24/2020 19‐038
43646 N I 94 Service 

Drive
Camping World

Preliminary 

Site Plan

6/24/2020 19‐038
43646 N I 94 Service 

Drive
Camping World

Public 

Hearing

6/24/2020
C District Zoning 

Ordinance

Public 

Hearing

6/24/2020 19‐038
43646 N I 94 Service 

Drive
Camping World

Special 

Land Use

6/24/2020 20‐015 8705 Belleville Road Atchinson Ford
Temporary 

Land Use

6/24/2020
C District Zoning 

Ordinance

Zoning 

Ordinance 

7/8/2020 2020 Master Plan
(MP) 

Recommen

7/8/2020 20‐016
Near Martinsville Road 

and Savage Road

Upland Homes 

Country Walk

Site Plan 

Amendmen

7/22/2020 19‐037
Near Tyler and Morton 

Taylor Roads

Hampton Manor 

Senior Housing

Preliminary 

Site Plan

7/22/2020 20‐005 11250 Haggerty Road
Mobil Gas Station 

Redevelopment 

Public 

Hearing

7/22/2020 20‐005 11250 Haggerty Road
Mobil Gas Station 

Redevelopment 

Special 

Land Use

7/22/2020 19‐037
Near Tyler and Morton 

Taylor Roads

Hampton Manor 

Senior Housing

Special 

Land Use

7/22/2020 20‐017 10010 Belleville Road Waters Kitchen
Temporary 

Land Use

8/26/2020 19‐040 8470 Belleville Road
Clover Senior 

Housing

Public 

Hearing

8/26/2020 20‐019
Near Martinsville Road 

and Savage Road

Gilbert Homes 

Country Walk

Site Plan 

Amendmen

8/26/2020 20‐023
Near Sumpter Road and 

Martinsville Road

Gilbert Homes 

Arlene Arbors

Site Plan 

Amendmen

9/9/2020 20‐006 41175 Ecorse Road
Ashley Crossroads 

South Trailer 

Preliminary 

Site Plan

9/23/2020
RM District Zoning 

Ordinance

Public 

Hearing

9/23/2020
RM District Zoning 

Ordinance

Zoning 

Ordinance 

10/14/2020
Medical Marijuana 

Caregiver Zoning 

Public 

Hearing

10/14/2020 20‐029 10562 Belleville Road
Small Business 

Saturdays

Temporary 

Land Use

10/14/2020
Medical Marijuana 

Caregiver Zoning 

Zoning 

Ordinance 
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Case # Location Item Description Type

10/28/2020 2020 Master Plan
(MP) Public 

Hearing

11/11/2020 2020 Master Plan
(MP) 

Recommen

11/11/2020 20‐012 9701 Belleville Road Jiffy Lube
Preliminary 

Site Plan

11/11/2020 20‐012 9701 Belleville Road Jiffy Lube
Public 

Hearing

11/11/2020 20‐012 9701 Belleville Road Jiffy Lube
Special 

Land Use

12/9/2020 20‐006 41175 Ecorse Road
Ashley Crossroads 

South Trailer 

Final Site 

Plan

12/9/2020 19‐038
43646 N I 94 Service 

Drive
Camping World

Final Site 

Plan

12/9/2020 20‐033 9701 Belleville Road Meijer Addition
Final Site 

Plan

12/9/2020 20‐034 6703 Haggerty Road Neapco Addition
Final Site 

Plan
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CHARTER TOWNSHIP OF VAN BUREN 
PLANNING COMMISSION  
2021 MEETING SCHEDULE  

 
Planning Commission Meetings are held on the 2nd and 4th Wednesday of each month at 

7:30 p.m. in the Board of Trustees Room at Township Hall, 46425 Tyler Road    
Van Buren Township, MI 48111.  

 
January13, 2021 
January 27, 2021 
February 10, 2021 
February 24, 2021 

March 10, 2021 
March 24, 2021 
April 14, 2021 
April 28, 2021 
May 12, 2021 
May 26, 2021 
June 9, 2021 
June 23, 2021 
July 14, 2021 
July 28, 2021 

August 11, 2021 
August 25, 2021 

September 8, 2021 
September 22, 2021 

October 13, 2021 
October 27, 2021 

November 10, 2021 
December 8, 2021 

 
 

In compliance with the Americans with Disabilities Act, reasonable accommodations will be 
made available with advance notice. 

 
 

For more information, please call the Department of Public Services at (734) 699-8913 
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The State of Michigan has enabled the continuation of remote public meetings through 
2020 and enacted rules governing remote public meetings for the year 2021 via Public 
Act 228 of 2020, which is an amendment to the State’s Open Meetings Act (PA 267 of 
1976). These rules will govern remote public meetings held by the Planning 
Commission in 2021.  
 
Within the rules set forth under PA 228 of 2020, under a State of Emergency declared 
locally or by the State of Michigan, Planning Commission members may participate 
remotely in public meetings. Members must declare that they are attending remotely 
and from where they are attending, and must be enabled to participate via two-way 
communication.  
 
A full summary of PA 228 of 2020 is provided on the following pages courtesy of the 
Michigan Townships Association.  
 
I look forward to navigating the remote public meeting process with the Planning 
Commission. If any questions arise, please do not hesitate to contact me. 
 

Sincerely,  

 
Dan Power, AICP 
Planning and Economic Development Director 
Public Services Department 
Charter Township of Van Buren 

MEMO  
 
TO: Van Buren Township Planning Commission 

FROM: Dan Power– Director of Planning and Economic 
Development 

RE: Michigan Public Meeting Procedures in 2021 

DATE: November 30, 2020 
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Township Meetings and Facilities Under  
Public Act 228 of 2020 (Senate Bill 1108), effective October 16, 2020, 

and REVISED MDHHS Emergency Order November 18, 2020-- 
“Gatherings and Face Mask Order”  

 
 
Under the MDHHS Order effective November 18, 2020, ALL indoor meetings of a public body must be held 
completely virtually, if at all, between Nov. 18 and Dec. 8, 2020. The Open Meetings Act, as amended by Public 
Act 228 of 2020, allows virtual meetings to be held for or any reason through Dec. 31, 2020. See Page 6 for more 
on the Order. 

Open Meetings Act Options for Electronic Meetings 
 
On Oct. 16, 2020, Senate Bill 1108 was signed into law, with immediate effect, by the governor as Public Act 228 
of 2020, amending the Open Meetings Act to provide:  
 
From March 18, 2020, until Dec. 31, 2020: 
   

• Physical quorum and location NOT required. Meetings held “electronically” (by telephonic or video 
conferencing) in whole or in part since March 18, 2020, and through Dec. 31, 2020, if held in compliance 
with new section 3a. and the OMA provisions regarding nonelectronic (in-person) meetings, are valid 
under any circumstances, including but not limited to, absence of any member of the public body due 
to: 

o Military duty 
 

o Medical condition, defined as “an illness, injury, disability, or other health-related condition” 
 

o Statewide or local state of emergency or state of disaster declared pursuant to law or charter by 
the governor or a local official or local governing body that would risk the personal health or 
safety of the members of the public or public body if the meeting were held in person 
 
 Note that the only authority at the township level to declare a state of emergency is 

under the Emergency Management Act, which provides that a township supervisor in a 
township that has appointed an emergency management coordinator under the act may 
declare a local state of emergency but only in the circumstances provided in the act and 
cannot be continued or renewed for more than seven days unless the township board 
consents. (MCL 30.410, see excerpt below) 
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From Jan. 1, 2021, until Dec. 31, 2021: 
 
Electronic meetings will be allowed only in limited circumstances.  
 

• Military duty and medical condition. These circumstances apply to individual members, and only those 
members may participate remotely. The other members must be physically present to participate. A 
member of a public body may participate electronically due to the following: 
 

o Military duty (Only the member absent due to military participation may participate remotely.) 
 

o Medical condition defined as an illness, injury, disability or other health-related condition (Only 
the member absent due to this reason may participate remotely.) 

 
o Any other member who is not on military duty or does not have a medical condition must be 

physically present at the meeting to participate. 
 

• Statewide or local state of emergency or state of disaster. This circumstance could apply to individual 
members or the entire public body, allowing a meeting to be held completely electronically, without a 
quorum physically present.  

 
o Statewide or local state of emergency or state of disaster declared that would risk the personal 

health/safety of the public or members of the public body. 
 
 Only to permit the electronic meeting of a public body that usually holds its meetings in 

the affected area, and only to permit the electronic attendance of a member of the 
public body who resides in the affected area. 
 

 Note that the only authority at the township level to declare a state of emergency is 
under the Emergency Management Act, which provides that a township supervisor in a 
township that has appointed an emergency management coordinator under the act may 
declare a local state of emergency but only in the circumstances provided in the act and 
cannot be continued or renewed for more than seven days unless the township board 
consents. (MCL 30.410, see excerpt below) 
 

 
Starting Jan. 1, 2022: 
 
Military duty. All meetings must be conducted in-person, including a quorum of all other attendees physically 
present in the meeting place, with the sole exception of a member participating electronically due to: 
 

• Military duty (Only the member absent due to military participation may participate remotely.) 
 

• Any other member who is not on military duty or does not have a medical condition must be physically 
present at the meeting to participate. 
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Conducting electronic meetings (and meetings with members participating electronically): 
 

• An electronic meeting must be conducted in a manner that permits two-way communication between 
members and participants (at a minimum--everyone can hear everyone else).  
 

• Technology may be used to facilitate typed public comments during the meeting submitted by members 
of the public participating in the meeting that may be read to or shared with members of the public 
body and other participants to satisfy the requirement that members of the public be permitted to 
address the electronic meeting (public comment period and public hearings) and be heard by others 
during the electronic meeting. 
 

• Members of a public body and the public participating electronically in a meeting are considered present 
and in attendance at the meeting for all purposes. (Including voting for members of the public body 
participating electronically) 
 

• Each member of the public body attending a meeting remotely must announce at beginning of meeting 
they are participating remotely and, except for military absence, must identify the county, city, 
township, or village and state from which they are attending remotely. 
 

• If a public body directly or indirectly maintains an official internet presence that includes monthly or 
more frequent updates of public meeting agendas or minutes, the public body must, in addition to other 
notices that may be required under the OMA, post advance notice of a meeting held electronically on a 
portion of the website that is fully accessible to the public—on either the homepage or a separate 
webpage dedicated to public notices for special meetings or electronic public meetings with a 
“prominent and conspicuous” link on the website’s homepage that clearly describes its purpose for 
public notification of special meetings or electronic public meetings. 
 

o Any scheduled meeting of a public body to be held as an electronic meeting must have notice 
posted at least 18 hours before the meeting begins. 
 

o Notice must clearly explain all of the following: 
 Why the public body is meeting electronically 
 How members of the public may participate in the meeting electronically. If a telephone 

number, internet address, or both are needed to participate, that information must be 
provided specifically 

 How members of the public may contact members of the public body to provide input 
or ask questions on any business that will come before the public body at a meeting 

 How persons with disabilities may participate in the meeting 
 

• If an agenda exists for an electronic meeting and the public body directly or indirectly maintains an 
official internet presence that includes monthly or more frequent updates of public meeting agendas or 
minutes, the public body must make the agenda available at least two hours before the electronic 
meeting begins on a portion of the website that is fully accessible to the public. This “publication” of the 
agenda does not prohibit subsequent amendment of the agenda at the meeting. 

 
• A public body cannot require a person to register or provide his or her name or other information, or 

require a person to otherwise fulfill a “condition precedent” as a condition of participating in an 
electronic meeting, other than mechanisms established and required by the public body necessary to 
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permit the person to participate in a public comment period of the meeting. (Log-in information may be 
required by the virtual meeting platform/software/service.) 

 
• Members of the public are excluded from participating in a closed session of a public body held 

electronically, if that closed session complies with the act. 
 

Declaring a local state of emergency: 
 

EMERGENCY MANAGEMENT ACT (EXCERPT) 
Act 390 of 1976 

 
30.410 Powers of county and municipality; mutual aid or reciprocal aid agreements or compacts; 
assistance of emergency management coordinator. 

Sec. 10. 

  (1) Each county and municipality that has appointed an emergency management coordinator under 
section 9 may do 1 or more of the following: 
 

  (a) Direct and coordinate the development of emergency operations plans and programs in 
accordance with the policies and plans established by the appropriate federal and state agencies. Each 
department or agency of a county or municipality specified in the emergency operations plan to 
provide an annex to the plan shall prepare and continuously update the annex providing for 
emergency management activities, including mitigation, preparedness, response, and recovery, by the 
department or agency and those other emergency activities the department or agency is specified to 
coordinate. Emergency operations plans and programs developed under this subsection shall include 
provisions for the dissemination of public information and local broadcasters shall be consulted in 
developing such provisions. Emergency operations plans and programs developed under this 
subdivision shall include local courts. 
 
  (b) Declare a local state of emergency if circumstances within the county or municipality indicate 
that the occurrence or threat of widespread or severe damage, injury, or loss of life or property from a 
natural or human-made cause exists and, under a declaration of a local state of emergency, issue 
directives as to travel restrictions on county or local roads. This power shall be vested in the chief 
executive official of the county or municipality or the official designated by charter and shall not be 
continued or renewed for a period in excess of 7 days except with the consent of the governing body 
of the county or municipality. The declaration of a local state of emergency shall be promptly filed with 
the emergency management division of the department, unless circumstances attendant upon the 
disaster prevent or impede its prompt filing. 
 
  (c) Appropriate and expend funds, make contracts, and obtain and distribute equipment, materials, 
and supplies for disaster purposes. 
 
  (d) Provide for the health and safety of persons and property, including emergency assistance to the 
victims of a disaster. 
  
 (e) Direct and coordinate local multi-agency response to emergencies within the county or 
municipality. 
 
  (f) Appoint, employ, remove, or provide, with or without compensation, rescue teams, auxiliary fire 
and police personnel, and other disaster workers. 
 
  (g) Appoint a local emergency management advisory council. 
 
  (h) If a state of disaster or emergency is declared by the governor, assign and make available for 
duty the employees, property, or equipment of the county or municipality relating to fire fighting; 
engineering; rescue; health, medical, and related services; police; transportation; construction; and 
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All members of the Planning Commission should attend a minimum of two (2) Township 
approved training classes or sessions annually according to the Township’s adopted 
Planning Commission bylaws. After delays and cancellations of several key training 
opportunities in the Spring of 2020, trainings  have taken on a new and largely remote 
format over the course of the remainder of the year and are likely to continue to do so 
in 2021. I will keep a log of training opportunities and update the Planning 
Commission regularly of training opportunities in 2021. In the meantime, if you have 
questions about trainings or educational opportunities, please do not hesitate to contact 
me. 
 

Sincerely,  

 
Dan Power, AICP 
Planning and Economic Development Director 
Public Services Department 
Charter Township of Van Buren 

MEMO  
 
TO: Van Buren Township Planning Commission 

FROM: Dan Power– Director of Planning and Economic 
Development 

RE: Planning Commissioner Trainings in 2021 

DATE: November 30, 2020 
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