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CHARTER TOWNSHIP OF VAN BUREN  
PLANNING COMMISSION AGENDA  

Wednesday, April 14, 2021 – 7:30 PM  
REMOTE MEETING –AGENDA 

 
To mitigate the spread of COVID‐19, protect the public health, and provide essential 
protections to Van Buren Township residents; this Van Buren Township’s Planning 
Commission meeting will be conducted virtually as permissible under Public Acts of 2020 Act 
No. 254 and Declaration of a Health Emergency in Wayne County. To participate in the 
meeting electronically, the public may follow the instructions below. 
 

 Join by weblink: https://zoom.us/j/92792260426  
 Or dial in by phone: 1 1 929 436 2866   

 Webinar ID: 927 9226 0426 
 
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: 
 
APPROVAL OF AGENDA: 
 
MINUTES: 
 
ITEM #1:     Approval of minutes from the regular meeting of March 24, 2021.  
           
CORRESPONDENCE:   
 
PUBLIC HEARING: 
 
ITEM #1:   SENIOR  HOUSING  DEVELOPMENT  ZONING  ORDINANCE  TEXT 

AMENDMENTS: MINIMUM USABLE FLOOR AREA AND SIGNAGE  
 

Proposed amendments to Section 5.143 that would clarify Required Site 
Minimum Usable  Floor Area  in  Square  Feet  Per Dwelling  (Independent 
Senior  Housing  Developments)  and  revise  requirements  for  Signage  in 
Senior Housing Developments.   

 
ACTION ITEMS:  A. Open Public Hearing 

B. Public Comment 
C. Close Public Hearing 

 
OLD BUSINESS: 
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ITEM #1:   DISCUSSION:  SENIOR  HOUSING  DEVELOPMENT  ZONING  ORDINANCE 

TEXT AMENDMENTS: MINIMUM USABLE FLOOR AREA AND SIGNAGE  
 

Proposed amendments to Section 5.143 that would clarify Required Site 
Minimum Usable  Floor Area  in  Square  Feet  Per Dwelling  (Independent 
Senior  Housing  Developments)  and  revise  requirements  for  Signage  in 
Senior Housing Developments.   

 
ACTION ITEMS:  A. Presentation from Staff 

B. Planning Commission discussion 
C.  Planning  Commission  considers  recommendation  to  adopt  zoning 
ordinance text amendments 

 
ITEM # 2  CASE 20‐035 – 44605 HULL ROAD AND VICINITY IRRIGATION PONDS.    
 
TITLE:   THE  APPLICANT,  KW  LAND  DEVELOPMENT,  ON  BEHALF  OF  OWNER, 

WILKIN  FARM  PROPERTIES,  SEEKS  TO  CONSTRUCT  TWO  (2)  FIVE  ACRE 
IRRIGATION  PONDS  FOR  AGRICULTURAL  PURPOSES  PURSUANT  TO 
CHAPTER  42,  ARTICLE  IV  OF  THE  VAN  BUREN  TOWNSHIP  CODE  OF 
ORDINANCES.    

 
LOCATION:   The affected properties include 180.57 acres of land on the south side of 

Hull Road between Sumpter Road and Martinsville Road, including Parcel 
83‐134‐99‐0003‐701, 44605 Hull Road / 83‐134‐99‐0001‐000, 44975 Hull 
Road / 83‐134‐99‐0002‐705, and Parcel 83‐133‐99‐0003‐701.  

 
ACTION ITEMS:  A.  Presentation by the Township staff. 

B.  Presentation by the applicant. 
C. Public comment. 
D. Planning Commission discussion. 
E. Planning Commission considers irrigation pond approval. 

 
NEW BUSINESS:    
 
 
ITEM # 1  CASE 20‐034 – NEAPCO DRIVELINES ADDITION – PRELIMINARY AND 

FINAL SITE PLAN REVIEW 

TITLE:   THE  APPLICANT,  JAMES  S.  JACOBS  ARCHITECTS,  PLLC,  ON  BEHALF  OF 
OWNER,  NEAPCO  DRIVELINES,  LLC,  SEEKS  TO  CONSTRUCT  A  20,379 
SQUARE  FOOT  ADDITION  TO  THEIR  EXISTING  345,000  SQUARE  FOOT 
BUILDING ALONG WITH RELATED SITE IMPROVEMENTS.    

 
LOCATION:   THE  AFFECTED  PROPERTY  IS  A  45.44‐ACRE  PARCEL  LOCATED  AT  6735 

HAGGERTY ROAD (TAX PARCEL ID 83 002 99 0026 704), ZONED M‐1, LIGHT 
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INDUSTRIAL. THE PROPERTY IS LOCATED ON THE EAST SIDE OF HAGGERTY 
ROAD BETWEEN ECORSE ROAD AND VAN BORN ROAD. 

 
ACTION ITEMS:  A.  Presentation by the Township staff. 

B.  Presentation by the applicant. 
C. Public comment. 
D. Planning Commission discussion. 
E. Planning  Commission  considers  preliminary  and  final  site  plan 

approval. 
 
ITEM # 2  CASE 21‐017 – ASHELY CROSSROADS NORTH PRELIMINARY AND FINAL 

SITE PLAN AMENDMENT 

TITLE:   THE APPLICANT AND OWNER, ASHLEY CROSSROADS NORTH, LLC, SEEKS TO 
AMEND A PREVIOUSLY APPROVED PRELIMINARY AND FINAL SITE PLAN TO 
ADD  ACCESSORY  OUTDOOR  INDUSTRIAL  STORAGE  AND  ADJUST  THE 
PREVIOUSLY  APPROVED  CONFIGURATION  OF  PARKING  SPACES  AND 
LANDSCAPING AROUND A DISTRIBUTION CENTER BUILDING.    

 
LOCATION:   THE AFFECTED PROPERTY  IS APPROXIMATELY 41.6 ACRES OF A PARCEL 

LOCATED AT 42050 ECORSE ROAD (TAX PARCEL ID 83 002 99 0026 704), 
ZONED M‐T – INDUSTRIAL TRANSPORTATION. THE PROPERTY IS LOCATED 
ON THE NORTH SIDE OF ECORSE ROAD BETWEEN HAGGERTY ROAD AND 
KIRKRIDGE STREET. 

 
ACTION ITEMS:  A.  Presentation by the Township staff. 

B.  Presentation by the applicant. 
C. Public comment. 
D. Planning Commission discussion. 
E. Planning  Commission  considers  preliminary  and  final  site  plan 

amendment approval. 
 
ITEM #3:  CASE  17‐026  –  METRO  PARTY  STORE  –  EXTENSION  OF  SITE  PLAN 

APPROVAL.  
 
TITLE:   THE APPLICANT, TIMOTHY SHAMMAS, IS REQUESTING AN EXTENSION TO 

THE EFFECT OF PRELIMINARY SITE PLAN APPROVAL THAT WAS GRANTED 
TO ADD A GASOLINE FILLING STATION TO AN EXISTING SHOPPING CENTER. 
THE  PRELIMINARY  SITE  PLAN  WAS  CONDITIONALLY  APPROVED  ON 
SEPTEMBER 26, 2018. 

 
LOCATION:   41001  E.  HURON  RIVER  DRIVE.    THE  PROPERTY  IS  LOCATED  AT  THE 

SOUTHWEST CORNER OF HAGGERTY ROAD AND E. HURON RIVER DRIVE.   
 

ACTION ITEMS   A.  Presentation by Township staff. 
B.  Planning Commission discussion. 
C. Planning Commission considers granting extension of site plan approval. 
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ITEM #4:  CASE 17‐026 – METRO PARTY STORE – FINAL  SITE PLAN APPROVAL.   
 
TITLE:   THE APPLICANT, TIMOTHY SHAMMAS,  IS REQUESTING FINAL SITE PLAN 

APPROVAL  TO  ADD  A  GASOLINE  FILLING  STATION  TO  AN  EXISTING 
SHOPPING CENTER. 

 
LOCATION:   41001  E.  HURON  RIVER  DRIVE.    THE  PROPERTY  IS  LOCATED  AT  THE 

SOUTHWEST CORNER OF HAGGERTY ROAD AND E. HURON RIVER DRIVE.   
 

ACTION ITEMS   A.  Presentation by Township staff. 
B.  Presentation by the applicant. 
C.  Public comment. 
D.  Planning Commission discussion. 
E. Planning Commission considers final site plan approval. 

 
ITEM # 5        CASE 21‐009 ‐ PHANTOM FIREWORKS (LAKEWOOD SITE)– TEMPORARY 

LAND USE 

TITLE:         THE APPLICANT, PHANTOM FIREWORKS IS REQUESTING A TEMPORARY 
LAND USE PERMIT TO CONDUCT A TEMPORARY OUTDOOR FIREWORKS 
TENT SALE. 

LOCATION:  2095 RAWSONVILLE ROAD.  THIS SITE IS LOCATED IN THE LAKEWOOD 
SHOPPING PLAZA PARKING LOT ON THE EAST SIDE OF RAWSONVILLE 
ROAD AND ON THE SOUTH SIDE OF THE I‐94 SOUTH SERVICE DRIVE. 

 
INFO:  THIS ACTIVITY IS PROPOSED FROM JUNE 24 TO JULY 4, 2021. 
 
ACTION ITEMS:  A.   Presentation from Township Staff 

B. Presentation from the applicant 
C. Planning Commission discussion 
D. Public comment 
E. Planning Commission considers approval of the Temporary Land Use 
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ITEM # 6        CASE 21‐014‐ PHANTOM FIREWORKS (MENARDS SITE)– TEMPORARY LAND USE 

 
TITLE:           THE APPLICANT, PHANTOM FIREWORKS IS REQUESTING A TEMPORARY 

LAND USE PERMIT TO CONDUCT A TEMPORARY OUTDOOR FIREWORKS 
TENT SALE. 

 
LOCATION:  10010 BELLEVILLE ROAD.  THIS SITE IS LOCATED IN THE MENARDS 

PARKING LOT, WHICH IS ON THE WEST SIDE OF BELLEVILLE ROAD, SOUTH 
OF TYLER ROAD. 

 
INFO:  THIS ACTIVITY IS PROPOSED FROM JUNE 22 TO JULY 4, 2021. 
 
ACTION ITEMS:  A.   Presentation from Township Staff 

B. Presentation from the applicant 
C. Planning Commission discussion 
D. Public comment 
E. Planning Commission considers approval of the Temporary Land Use 

 
ITEM # 7        CASE 21‐012‐ TNT FIREWORKS (WAL MART SITE)– TEMPORARY LAND 

USE 
 

TITLE:           THE APPLICANT, TNT FIREWORKS, IS REQUESTING A TEMPORARY LAND 
USE PERMIT TO CONDUCT A TEMPORARY OUTDOOR FIREWORKS TENT 
SALE. 

 
LOCATION:  10562 BELLEVILLE ROAD.  THIS SITE IS LOCATED IN THE WAL MART 

PARKING LOT, WHICH IS ON THE WEST SIDE OF BELLEVILLE ROAD, SOUTH 
OF TYLER ROAD. 

 
INFO:  THIS ACTIVITY IS PROPOSED FROM JUNE 22 TO JULY 5, 2021. 
 
ACTION ITEMS:  A.   Presentation from Township Staff 

B. Presentation from the applicant 
C. Planning Commission discussion 
D. Public comment 
E. Planning Commission considers approval of the Temporary Land Use 

 
GENERAL DISCUSSION AND UPDATES   
 

 Resignation of Commissioner Joan Franzoi 
 
ADJOURNMENT: 
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CHARTER TOWNSHIP OF VAN BUREN 
PLANNING COMMISSION ‐ VIRTUAL MEETING ON ZOOM 

March 24, 2021 
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 7:33 p.m. 
 

ROLL CALL: 
Present: Jahr, Cullin, Kelley, Budd, and Thompson. 
Excused: Atchinson and Franzoi. 
Staff: Director Power, Director Best, Fire Marshal Lenaghan and Secretary Harman. 
Planning  Representatives: McKenna  Associate,  Vidya  Krishnan  and  Fishbeck  Associate,  Paul 
Kammer. 
Applicant(s)  in Attendance: Matt Roland, Jared Kime and Beth Ernat for Clover Development.  
Rob Wagner and Kevin Ramirez  for Midwest Consulting.   Eric Arquette, T. Waller and Kenney 
Farmer for KW Land Development. 
Audience: Five (5). 
 
APPROVAL OF AGENDA:  
Motion Kelley, Jahr second to approve the agenda of March 24, 2021 as presented. 
 
Roll Call: 
Yeas: Cullin, Kelley, Budd, Jahr and Thompson. 
Nays: None. 
Absent: Atchinson and Franzoi. 
Motion Carried. 
 
APPROVAL OF MINUTES: 
Motion  Budd,  Jahr  second  to  approve  the  regular meeting minutes  of March  10,  2021  as 
presented. 
 
Roll Call: 
Yeas: Kelley, Budd, Cullin, Jahr and Thompson. 
Nays: None. 
Absent: Atchinson and Franzoi. 
Motion Carried. 
 
PUBLIC HEARING: 
 
ITEM #1:  LOT COVERAGE ZONING ORDINANCE TEXT AMENDMENT 
 
  PROPOSED  AMENDMENTS  THAT  WOULD  REVISE  THE  DEFINITIONS  OF  LOT 

COVERAGE UNDER SECTION 2.102 (DEFINITIONS) AND REGULATIONS RELATED 
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PC Minutes 3‐24‐21 
Page 2 of 9 
 

TO  LOT  COVERAGE  UNDER  SECTION  4.103  (FOOTNOTES  TO  SCHEDULE  OF 
REGULATIONS) OF THE VAN BUREN TOWNSHIP ZONING ORDINANCE IN ORDER 
TO RELAX LOT COVERAGE REQUIREMENTS RELATED TO UNENCLOSED ROOFED 
STRUCTURES. 

 
Motion Jahr, Kelley second to open the public hearing.  Motion Carried. 
 
Roll Call: 
Yeas: Cullin, Kelley, Budd, Jahr and Thompson. 
Nays: None. 
Absent: Atchinson and Franzoi. 
Motion Carried. 
 
Director Power inquired if anyone in the audience was here to make a public comment on the 
lot coverage zoning ordinance text amendment.  There were no comments from the audience.  
 
Motion Kelley, Jahr second to close the public hearing.  Motion Carried. 
 
Roll Call: 
Yeas: Budd, Kelley, Cullin, Jahr and Thompson. 
Nays: None. 
Absent: Atchinson and Franzoi. 
Motion Carried. 
 
OLD BUSINESS: 
 
ITEM #1:  LOT COVERAGE ZONING ORDINANCE TEXT AMENDMENT. 
 
  PROPOSED  AMENDMENTS  THAT  WOULD  REVISE  THE  DEFINITIONS  OF  LOT 

COVERAGE UNDER SECTION 2.102 (DEFINITIONS) AND REGULATIONS RELATED 
TO  LOT  COVERAGE  UNDER  SECTION  4.103  (FOOTNOTES  TO  SCHEDULE  OF 
REGULATIONS) OF THE VAN BUREN TOWNSHIP ZONING ORDINANCE IN ORDER 
TO RELAX LOT COVERAGE REQUIREMENTS RELATED TO UNENCLOSED ROOFED 
STRUCTURES. 

   
Director Power gave a brief presentation, this is the third discussion on the lot coverage zoning 
ordinance  text  amendment.    The  amendment  is  intended  to  provide  reasonable  relief  to 
industrially zoned properties with permitted outdoor storage areas to enable coverage of the 
outdoor storage areas up to 10% beyond lot coverage limits within the zoning ordinance.   Vidya 
Krishan of McKenna Associates will discuss the changes to the text amendment. 
 
Vidya Krishnan of McKenna Associates explained the intent for the lot coverage zoning ordinance 
text amendment is to meet lot coverage requirements for the industrial districts (M‐1, M‐2 and 
M‐T) in order to allow for coverage of previously approved outdoor storage areas.  This will not 
increase the surface area or add to any impervious area on the site.  The addition of a sentence 
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in  definitions  referencing  porticos  and  solar  panels  was  removed  as  it  was  unnecessarily 
confusing the issue by adding more limitations, language has been added to clarify that the 10% 
coverage allowable up  to 20,000  square  feet  is beyond  the 35%  lot  coverage  that  is already 
allowed and the language clearly specifies that the amendment is for the industrial districts only. 
 
Commissioners like the updates to the text amendment and the simplifying of the language.  No 
comments from the audience. 
 
Director Power explained the process moving forward is a motion of recommendation from the 
Planning Commission  to  the Township Board of Trustees  to adopt  the  zoning ordinance  text 
amendment.  The Township Board will have two subsequent meetings in which the amendment 
will be reviewed prior to adoption. 
 
Motion Kelley, Jahr second to recommend the Township Board of Trustees adopt the proposed 
zoning ordinance text amendment regarding lot coverage.   
 
Roll Call: 
Yeas: Cullin, Kelley, Budd, Jahr and Thompson. 
Nays: None. 
Absent: Atchinson and Franzoi. 
Motion Carried. 
 
ITEM #2:  19‐040 – CLOVER COMMUNITIES SPECIAL LAND USE REVIEW. 
 
  THE APPLICANT, CLOVER COMMUNITIES OF VAN BUREN  LLC,  IS REQUESTING 

SPECIAL LAND USE APPROVAL FOR THE CONSTRUCTION OF A PROPOSED SENIOR 
HOUSING FACILITY WITH 128 INDEPENDENT SENIOR HOUSING UNITS. 

 
LOCATION:  THE PROPERTY, 8470 BELLEVILLE ROAD  (PN 83‐036‐99‐0002‐702),  IS LOCATED 

ON THE WEST SIDE OF BELLEVILLE ROAD, BETWEEN TYLER ROAD AND ROBSON 
ROAD  AND  IS  ZONED  C‐2  (EXTENSIVE  HIGHWAY  BUSINESS)  DISTRICT.    THE 
PARCEL IS A +/‐ 17.7 ACRES IN AREA INCLUDING A +/‐ 16.16 ACRE DEVELOPMENT 
SITE AND A +/‐ 1.57 ACRE OUT PARCEL. 

   
Director Power gave the presentation.  Senior housing was accepted into the zoning ordinance 
as a special land use in 2019, there are special standards that apply to a senior housing use.  This 
project has had a series of review steps and on September 9th a public hearing was held along 
with the initial consideration of special land use and preliminary site plan approval.  The Planning 
Commission decided to postpone consideration of preliminary site plan approval  for a couple 
items to be addressed. The minimum dwelling unit size for the senior housing project along with 
the relocation of the driveway to the south of Robson Road, where staff and the applicant agreed 
it would be more  conducive  to  safety.   Notices and  reminders were  sent  to  the neighboring 
properties, there is no additional formal public hearing.  Director Power identified that his staff 
review letter has comments on the possible future road connection to Robson Road to the west, 
there is room for that road to be placed in the future.  If there is a connection made to Robson 
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Road on the west, the driveway to the south may potentially be restricted with the main access 
to the senior housing facility redirected through Robson Road at that time. 
 
Vidya Krishnan of McKenna Associates presented her review letter dated 3‐17‐21, identifying that 
the applicant has worked with the Township over the past several months to address several of 
the outstanding  concerns.   At  this  time, McKenna Associates,  finds  that  the proposed  senior 
housing development meets  the  criteria  for  special  land use approval,  subject  to  conditions.  
Therefore, recommending the Planning Commission recommend special land use approval to the 
Township Board of Trustees, subject to the following conditions: 

1. Approval of the utility plan and storm water detention plan by the Township Engineer and 
Wayne County. 

2. Revisions  to  architectural  elevations  and  approval  of  architectural  elevations  by  the 
Planning Commission. 

3. That all of the conditions of site plan approval are met. 
 
The applicant will provide a presentation under the preliminary site plan review. 
 
No comments from the Commission or the audience. 
 
Motion Kelley, Jahr second to recommend the Township Board of Trustees grant special land 
use approval to the applicant, Clover Communities of Van Buren LLC, for the construction of a 
proposed senior housing  facility,  located at 8470 Belleville Road, based on the analysis and 
subject to the recommendations in the McKenna Associates review letter dated 3‐17‐21.   
 
Roll Call: 
Yeas: Cullin, Kelley, Budd, Jahr and Thompson. 
Nays: None. 
Absent: Atchinson and Franzoi. 
Motion Carried.  (Letter Attached) 
 
ITEM #3:  19‐040 – CLOVER COMMUNITIES PRELIMINARY SITE PLAN. 
 
  THE APPLICANT, CLOVER COMMUNITIES OF VAN BUREN  LLC,  IS REQUESTING 

PRELIMINARY SITE PLAN APPROVAL FOR THE CONSTRUCTION OF A PROPOSED 
SENIOR HOUSING FACILITY WITH 128 INDEPENDENT SENIOR HOUSING UNITS. 

 
LOCATION:  THE PROPERTY, 8470 BELLEVILLE ROAD  (PN 83‐036‐99‐0002‐702),  IS LOCATED 

ON THE WEST SIDE OF BELLEVILLE ROAD, BETWEEN TYLER ROAD AND ROBSON 
ROAD  AND  IS  ZONED  C‐2  (EXTENSIVE  HIGHWAY  BUSINESS)  DISTRICT.    THE 
PARCEL IS A +/‐ 17.7 ACRES IN AREA INCLUDING A +/‐ 16.16 ACRE DEVELOPMENT 
SITE AND A +/‐ 1.57 ACRE OUT PARCEL. 

 
Director Power displayed the preliminary site plan and handed the discussion to Vidya Krishnan 
of McKenna Associates to present her review. 
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Vidya Krishnan of McKenna Associates presented her review  letter dated 3‐17‐21, there are a 
few  items that remain to be addressed and these  items can be modified or corrected prior to 
final plan approval.  Therefore, McKenna Associates recommends that the Planning Commission 
grant preliminary site plan approval for Clover Communities senior housing to be located at 8470 
Belleville Road, subject to the following conditions being address on a revised plan submitted for 
final site plan approval: 
 

1. Wayne County’s approval of detention pond landscaping. 
2. Approval of storm water detention calculations by  the Township Engineer and Wayne 

County. 
3. Submission of a photometric/lighting plan addressing all of the issues noted. 
4. Revision of garage elevations to break up buildings into smaller sizes. 
5. Submission of details for proposed dumpster enclosure. 
6. Revision of sign design to include monument base. 
7. Relocation of transformer pad. 

 
Paul Kammer of Fishbeck Associates presented his review letter dated 3‐17‐21, recommending 
the Planning Commission grant the Clover Senior Housing Project preliminary site plan approval 
for engineering feasibility, subject to the comments listed in the review letter and in accordance 
with the Township’s Engineering Standards Manual.  Fishbeck is particularly concerned with the 
review and comments from Wayne County regarding the storm water management system, as 
well as the Belleville Road ROW construction.  These items must be discussed with the County 
prior to the Township accepting the applicant for engineering review. 
 
The Van Buren Fire Marshal’s review  letter dated 3‐8‐21  identified the NFPA  fire codes to be 
addressed. 
 
Beth  Ernat  of  Clover  Communities  provided  a  PowerPoint  presentation which  displayed  the 
following: unit  layouts (1 and 2 bedroom), coffee bar, game room, community room, outdoor 
patio area (with community grills), the shift of the front entry driveway location, the floor plan 
showing  the mix of units and a  rendering of a  similar Clover Communities project  in Canton 
Township.   
 
Engineer, Jared Kime for Clover Communities informed the Commission that he has reached out 
to  Wayne  County  regarding  storm  water  retention,  the  applicant  will  submit  a  new 
photometric/lighting plan and provide the dumpster enclosure information.  Mr. Kime displayed 
a sample of the monument sign  in which the base  is brick.   The applicant would prefer not to 
separate  the  garages  as  they will have  to build 8  additional walls  and  include  a 15‐foot  gap 
between the buildings. 
 
Commissioners had the following questions and concerns: 

1. Is the brick wrap for the columns to go up 3 stories or only cover the base?  Vidya Krishnan 
of McKenna Associates responded all the way to the top (3 stories) or the same height as 
the brick on the exterior façade.  The applicant is willing to take the brick wrap up to the 
brick height on the exterior façade. 
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2. In  Director  Power’s memo,  there  is  a  recommendation  about  new  construction  and 
landscaping being  limited or  removed within 30  feet of  the north property  line.   The 
language was  added  to make  sure  that  this  project  does not  put  itself  in  a  situation 
if/when Robson Road is connected to the west side of Belleville Road.  The landscaping 
trees can be shifted to accommodate for the road. 

3. In the traffic study, with their being 128 units and residents needing to make left hand 
turns  into  the  entry,  is  that  going  to  cause  traffic  backup?    Beth  Ernat  of  Clover 
Communities  informed  that  the  residents  are  not  peak  traffic  time  users,  with  the 
maximum  peak  traffic  time  users  as  3‐5  residents.    The  possible  future  expansion  of 
Robson Road will help to minimize the movements at the entry.   

4. Will the monument sign be lit?  Yes, the applicant confirmed there will be up lighting at 
the monument sign. 

5. Commissioners  agree  breaking  up  of  the  garage  into  two  units  is more  aesthetically 
appealing and is a good recommendation to consider.  The applicant is willing to split the 
garages. 

6. Commissioners thanked Beth Ernat of Clover Communities  for her hard work and  look 
forward to having Clover Communities as part of the Township. 

 
No comments from the audience. 
 
Motion  Kelley,  Jahr  second  to  grant  the  applicant,  Clover  Communities  of Van  Buren  LLC, 
preliminary site plan approval for the construction of a proposed senior housing facility with 
128 independent senior housing units, located at 8470 Belleville Road, based on the analysis 
and subject to the conditions detailed in the McKenna Associates review letter dated 3‐17‐21, 
Fishbeck Associates review letter dated 3‐17‐21, Fire Department review letter dated 3‐8‐21, 
along with specific references to the concerns and clarifications raised by Director Power and 
Commissioner Jahr regarding landscaping, setbacks and brick wrap. 
 
Roll Call: 
Yeas: Budd, Kelley, Cullin, Jahr and Thompson. 
Nays: None. 
Absent: Atchinson and Franzoi. 
Motion Carried. (Letters Attached) 
 
NEW BUSINESS: 
 
ITEM #1:  21‐010 – 44145 YOST ROAD – PRELIMINARY VARIANCE DISCUSSION. 
 
  THE APPLICANT, ROB WAGNER OF MIDWESTERN CONSULTING, HAS APPLIED 

FOR  A  DISCUSSION  OF  A  POTENTIAL  SETBACK  VARIANCE  TO  ALLOW  THE 
CONSTRUCTION OF A 5,400 SQUARE FOOT ROOFED STRUCTURE TO BE USED FOR 
SHELTERING A WASTE TRANSFER AREA TO ENCROACH TO WITHIN 0.5’ OF THE 
SIDE YARD LOT LINE, CONTRARY TO SECTION 4.102 OF THE ZONING ORDINANCE, 
WHICH  REQUIRES  A  40’  SETBACK  IN  THE  M‐1  LIGHT  INDUSTRIAL  ZONING 
DISTRICT. 
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LOCATION:  44145  YOST  ROAD  (PARCEL  NUMBER  83‐009‐99‐0004‐001).    THIS  SITE  IS 

LOCATED ON THE NORTH SIDE OF YOST ROAD, EAST OF SHELDON ROAD. 
 
Director Power gave the presentation and displayed the site of Yost Road Waste Transfer.  The 
site  includes  some  covered  building  area  and  open  storage  area.    The  State  of  Michigan 
Department of Environment, Great Lakes and Energy (EGLE) as part of the issuance of a license, 
requires that some of the open storage area has to be covered by a roof.  The proposed shelter 
is 5,400 square feet  in area.   The applicant  is requesting two variances, 0.5 feet from the rear 
yard and 7.89 feet from the side yard. If the requested variances are approved by the BZA, the 
proposed structure will be considered by the Planning Commission as part of a formal site plan 
review. 
 
Robert Wagner of Midwest Consulting spoke on behalf of the owner.  The site is 1.5 acres and 
they are proposing to construct a 5,400 square foot roof structure, 3‐sided wind breaker to shield 
the waste transfer area.  The property has changed ownership in the past year, the waste transfer 
station has been operating since  the 1970’s.   The variances are being  requested  to bring  the 
existing structure into compliance with the State of Michigan. 
 
Commissioners had the following questions and comments: 

1. Is the railroad subject to notification?  Yes, the railroad will be notified prior to the BZA 
meeting. 

2. How  long  ago was  the  structure permitted but never built?  The owner will  find  that 
information and bring back to Township staff. 

3. When did the ownership of the property change? Approximately 2 years ago. 
4. Does Township staff know the dimensions of the easement? Director Power will confirm 

the dimensions and provide the information to the Commission. 
 
No comments from the audience. 
 
Commissioners agreed they are supportive of the variance as long as the applicant meets all other 
recommendations required and feel it’s in the best interest to bring the site into compliance with 
the state mandate. 
 
Director Power asked Commissioners to email him any additional comments they would like to 
share with the BZA. 
 
ITEM #2:  20‐035 – 44605 HULL ROAD AND VICINITY IRRIGATION PONDS. 
 
  THE  APPLICANT,  KW  LAND  DEVELOPMENT, ON  BEHALF OF OWNER, WILKIN 

FARM  PROPERTIES,  SEEKS  TO  CONSTRUCT  TWO  (2)  FIVE  ACRE  IRRIGATION 
PONDS FOR AGRICULTURAL PURPOSES PURSUANT TO CHAPTER 42, ARTICLE IV 
OF THE VAN BUREN TOWNSHIP CODE OF ORDINANCES. 
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LOCATION:  THE AFFECTED PROPERTIES  INCLUDE 180.57 ACRES OF  LAND ON THE  SOUTH 
SIDE  OF  HULL  ROAD  BETWEEN  SUMPTER  ROAD  AND MARTINSVILLE  ROAD, 
INCLUDING PARCEL 83‐134‐99‐0003‐701, 44605 HULL ROAD / 83‐134‐99‐0001‐
000, 44975 HULL ROAD / 83‐134‐99‐0002‐705 AND PARCEL 83‐133‐99‐0003‐701. 

 
Director  Power  provided  an  overview  and  displayed  the  site  area  and  plan.    The  applicant 
approached the township  last fall to  inquire about two 5‐acre  irrigation ponds for agriculture.  
The process is fairly involved and the Township Engineer and Director Power have been working 
with  the  applicant.    There will  be  safety  signage,  setback  requirements,  information  on  the 
hydrology, the ponds are not to affect the ground water and use of the land in the area.  There 
will be 192,000 cubic yards of material to be moved.  The Planning Commission is being asked to 
take a  look at the request and to provide questions or comments. Notices will be sent out to 
neighboring properties. 
 
Eric Arquette spoke on behalf of the applicant.  A revised drawing will be available displaying the 
depth, various locations of access for the farmer and will encompass the parcels included.  The 
irrigation ponds are for the farmer to use to properly irrigate his parcels, proper slogging of the 
ponds and safety precautions have been taken.   Kenny Farmer informed that the digging is just 
to expose the water, the ponds will not affect neighboring properties, there will be no discharge 
to local drains or ditches, the ponds are for retention only and they will not be bringing any water 
onto the property. 
 
Commissioners had the following questions and comments: 

1. What is the water table in that area?  Mr. Farmer stated the water table generally runs 
about 3‐5 feet. 

2. Is the pond proposed to be  lined? No, there  is no need for the pond to be  lined.   The 
applicant is digging about 15 feet to expose the ground water for irrigation use. 

3. Is  the  applicant  planning  on  any  underground  water  distribution?    No,  all  water 
distribution will be above ground. 

4. When pulling up  the parcel numbers,  it appeared  to have been  split.   Director Power 
informed that the applicant is going to update the survey and provide a new drawing. 

5. Does  it  take 10‐acres  to  irrigate  the property remaining after digging  the ponds?   The 
farmer owns several farms in the area and needs that much to irrigate all of them.  The 
two 5‐acre ponds will be pumped out to reach different areas.   

6. Will the ponds be fenced in?  The applicant hadn’t looked into fencing in the ponds, they 
are not easily accessible.  The slope of the ponds will be steady and gradual, a 4 to 1 slope. 

 
No comments from the audience. 
 
GENERAL DISCUSSION: 
 
Member  of  the  audience  inquired whether  staff  knows  if  Timber’s  subdivision  is  still  selling 
homes  and  if  someone  can  reach out  to  them  as he would  like  to  see  the neighborhood  in 
progress.  Director Power will follow up on the inquiry. 
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Commissioner  inquired  if  the  Planning  Commission will  continue  to meet  virtually  in  April.  
Director Best informed that the Wayne County Executive’s Office has extended virtual meetings 
until June. 
 
ADJOURNMENT: 
 
Motion Budd, Jahr second to adjourn the meeting at 9:45 p.m.  Motion Carried. 
 
Respectfully submitted, 
 
 
Christina Harman 
Recording Secretary 
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The Planning Commission is requested to hold a public hearing on, and consider recommendations 
regarding, Senior Housing regulations regarding minimum per-unit Usable Floor Area (UFA) and 
sign requirements under Section 5.143(D)(1) and of the Van Buren Township Zoning Ordinance.  
Following an interpretation by the Van Buren Township Board of Zoning Appeals (BZA) to consider 
communal living areas in independent senior housing developments as part of the calculation for 
minimum per-unit usable floor area (UFA) requirements, the Planning Commission is now 
considering an ordinance text amendment to clarify this position within the Zoning Ordinance.  
 
Additionally, as part of a broader refresh of senior housing ordinance regulations, staff 
recommends considering amendments to allow senior housing developments to utilize signage 
that is permitted by the underlying zoning district, except that wall signage must comply with 
residential standards. This removes an unreasonable limit on signage currently in place which 
limits signs for senior housing developments to the relatively restrictive residential zoning 
standards for signage. 
 
Following an initial discussion on these items, the Township Principal Planner revised the 
proposed text amendments to include the following changes: 

1. Deletion of an explanatory table. 
2. Addition of an explanation for which areas can and cannot be included in common space 

areas. 
3. Additional reference to the definition for UFA. 

 
The new proposed amendments and minutes from the previous discussion are included for your 
reference with this packet. Thank you for your initial discussion and consideration of these zoning 
ordinance text amendments.  

 

Sincerely,  

 
Dan Power, AICP 
Planning and Economic Development Director 
Public Services Department 

MEMO  
 

TO: Van Buren Township Planning Commission 

FROM: Dan Power– Director of Planning and Economic Development 
RE: Senior Housing Ordinance Amendments 

DATE: April 9, 2021 
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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  

16



CHARTER TOWNSHIP OF VAN BUREN 

COUNTY OF WAYNE, STATE OF 

MICHIGAN ORDINANCE NO. xx-xx-21 

 
AN ORDINANCE TO AMEND THE ZONING ORDINANCE 5-2-17(2) AS AMENDED OF THE CHARTER 

TOWNSHIP OF VAN BUREN TO MODIFY THE REQUIREMENTS FOR SENIOR HOUSING TO ADD 

CLARIFICATION ON UNIT SIZE AND SIGNAGE. 

THE CHARTER TOWNSHIP OF VAN BUREN ORDAINS: 

 
SECTION 1- ORDINANCE AMENDMENT 
Pursuant to this Ordinance, the following sections of the Charter Township of Van Buren Zoning Ordinance 
shall be amended in accordance with the below text upon the effective date of this Amendment: 

 
Section 5.143. Senior Housing 

 
(C) Required Site Minimum Usable Floor Area in Square Feet Per Dwelling Unit. 

 
(1.) Independent Living Units: Efficiency/studio and one-bedroom dwelling units: 

650 square feet; Two-bedroom dwelling units: 850 square feet.  Common-
space/community space/spaces with amenities within the building can be 
included in the required per-unit usable floor area calculation, not to exceed a 
maximum of 10% of the unit size.  Community space/ common areas shall 
include recreation rooms, library, spa, dining areas, game rooms and similar 
areas of congregation within the building.  Balconies, decks, patios, unenclosed 
open spaces, elevators, utility rooms, storage rooms for units, corridor space and 
similar areas shall not be included in such determination. 
 
Refer to Section 2.102 (233) for definition of usable floor area. 

 
(2.) State of Michigan licensing requirements regulate Assisted Living Unit size. 
 
(3.) No living unit within a senior housing development may contain more than two 

(2) bedrooms. 
 

(G) Signs. The sign standards in Article 11 shall apply to all senior housing developments. 
Specific sign standards for senior housing developments shall be the same as the sign size 
and placement requirements as the underlying zoning district, except that if wall signs are 
used, they are restricted to limits of Section 11.108(A). 

 
SECTION 2 - SEVERABILITY 

 
Should any provision or part of this Ordinance be declared by any court of competent jurisdiction to be 
invalid or unenforceable, the same shall not affect the validity or enforceability of the balance of this 
Ordinance, which shall remain in full force and effect. 

 
SECTION 3 - REPEALER 

 
All other provisions of the Zoning Ordinance, or Ordinances or parts of Ordinances, in conflict with this 
Ordinance are hereby repealed only to the extent necessary to give this Ordinance full force and effect. 
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SECTION 4- SAVINGS CLAUSE 
 

Nothing in this Ordinance shall be construed to affect any suit or proceeding pending in any court or any 
rights acquired or any liability incurred, or any cause or causes of action acquired or existing, under the 
Zoning Ordinance, or any act or Ordinance hereby repealed as cited in Section 3 of this Ordinance; nor 
shall any just or legal right or remedy of any character be lost, impaired, or affected by this Ordinance. 

 
 

SECTION 5 - EFFECTIVE DATE 
 

The provisions of this Ordinance are hereby ordered to take effect seven (7) days after publication of the 
notice of adoption in a newspaper of general circulation within the Township. This Ordinance shall be 
immediately recorded by the Township Clerk in the Township Ordinance Book as soon as it is adopted, 
which record shall be authenticated by the signatures of the Supervisor and Clerk and shall be 
published in a newspaper of general circulation in the Township within fifteen (15) days of passage. 
A copy of this Ordinance may be purchased or inspected at the Clerk's Office, 46425 Tyler Road, 
Van Buren Township, Ml 48111 during normal business hours. 

 
SECTION 6 - ADOPTION 

 
This Ordinance is hereby declared to have been adopted by the Township Board of the Charter 
Township of Van Buren at a meeting duly called and held on the xx day of -------------, 2021 and ordered 
to be given publication in the manner prescribed by law. 

 
I hereby approve the foregoing Ordinance, 

 
 
 
 

Leon Wright, Clerk       Kevin McNamara, Supervisor 
 
 

Adopted:  

Published:  

Effective:
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added  to avoid  confusion with  interpretation.   Commissioner also  inquired about  the 
portico clause.   Vidya Krishnan will  look  further  into  the  language and  fine  tune  it  for 
clarification. 

3. Commissioner  inquired with the 10%  lot area coverage and maximum of up to 20,000 
square  feet,  how  did we  come  up with  the  10%?    Commissioner  identified  that  the 
number may not match what is allowable in other areas of the Zoning Ordinance.  Vidya 
Krishnan  informed  that  the  10%  was  a  reasonable  number  when  looking  at  the 
comparison communities, she will look at the numbers further to make sure they match. 

4. Commissioners discussed what is allowable under the zoning ordinance for lot coverage.  
Director Power and Vidya Krishnan will discuss further and tighten up the language. 

 
Director  Power  informed  that  an  applicant  from  Neapco was  present  in  the  audience  and 
expressed  their  thanks  to  the  Planning  Commission  for  reviewing  the  lot  coverage  text 
amendment  language.   Neapco also  inquired about solar panels on the existing roof.   Director 
Power informed that there are provisions in the zoning ordinance that are separate to address a 
request for solar panels on an existing roof.  Director Power also noted that the changes discussed 
by the Commission will be looked into and brought back to the March 24, 2021 public hearing.  
After  the  public  hearing  the  Planning  Commission  will  consider  a  recommendation  to  the 
Township Board based on the final edits. 
 
ITEM #2:  DISCUSSION:  SENIOR  HOUSING  DEVELOPMENT  ZONING  ORDINANCE  TEXT 

AMENDMENTS: MINIMUM USABLE FLOOR AREA AND SIGNAGE. 
 
  PROPOSED AMENDMENTS TO SECTION 5.143 THAT WOULD CLARIFY REQUIRED 

SITE  MINIMUM  USABLE  FLOOR  AREA  IN  SQUARE  FEET  PER  DWELLING 
(INDEPENDENT  SENIOR  HOUSING  DEVELOPMENTS)  AND  REVISE 
REQUIREMENTS FOR SIGNAGE IN SENIOR HOUSING DEVELOPMENTS. 

   
Director Power gave a presentation and brief history of the work on the senior housing zoning 
ordinance.  There are currently two senior housing development applications, the latter of the 
two  has  prompted  important  discussion  relating  to  how  the  language within  the  ordinance 
applies with respect to the minimum usable  floor area.   The ordinance 5.143(D)(1) states the 
required minimum usable floor area in square feet per dwelling unit and/or independent living 
units, efficiency, studio or 1 bed is 650 square feet and 2 bed are 800 square feet.  The clarification 
is whether the language is referring to the minimum usable floor area in square feet per dwelling 
unit as an aggregate for what a development produces or as  in the original  interpretation the 
space that’s inside of each individual dwelling unit.  Based on the BZA’s decision to proceed with 
reasonable limits on usable floor area that can be credited from common rooms, staff has created 
a text amendment for review.  
 
Vidya Krishnan of McKenna Associates gave the presentation.  Senior independent living facilities 
are different as seniors are more likely to use the amenities where they live (game room, dining 
room, recreation room, etc.), therefore  including a percentage of the common area as usable 
floor area can be  included.   The suggested amendment will acknowledge that common areas 
count towards the usable floor area.  The amendment is as follows: 
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The addition of language to Section 5.143(C)(1).  Common space/community space/spaces with 
amenities  within  the  building  can  be  included  in  the  required  per‐unit  usable  floor  area 
calculation, not to exceed a maximum of 10% of the unit size.  Balconies, decks, patios and other 
unenclosed open spaces shall not be included in such determination. 
 
Commissioners discussed the amendment and provided the following questions and comments: 

1. Commissioner  inquired  in  the  senior  living ordinance  there  is  a  specific  allotment  for 
usable  floor  area,  thought  it  was  the  intent  to  acknowledge  the  different  use  by 
acknowledging the lower amount.  The increased use in the common area wasn’t clear in 
the ordinance, are we counting the space twice?  No, the common space is counted as a 
percentage of the usable floor area. 

2. Commissioner  inquired  if we are planning on  including what  is  included as a common 
space?  Vidya Krishnan explained that the ordinance clearly defines and specifies what is 
not counted as common space area.  Common space areas are the amenities.  Language 
will be added  to  spell out what  types of areas  in  the amendment and  senior housing 
ordinance. 

3. Commissioner  inquired how  staff  came up with  the minimum  floor  area number and 
asked if the table will be included in the ordinance as the math calculations on the table 
are  confusing.    Director  Power  explained  that  the  table will  not  be  included  in  the 
ordinance and  that  the room combined usable area has  to be 650 square  feet  for a 1 
bedroom with 10% of that square  footage outside of the room  (common area) that  is 
credited to each individual unit.  

4. Commissioner  inquired  if  there  is a  reason why we don’t  lower  the usable  floor area 
requirements to account for the common area?  Yes, so that future developments don’t 
just use the extra square footage to squeeze  in more units,  it encourages having more 
common area.   Vidya Krishnan informed that the table will disappear and the language 
will be tightened up. 

 
Vidya Krishnan of McKenna Associates gave a brief presentation the sign  language to the text 
amendment.  At the time of the adoption of the senior housing ordinance, the signage placement 
was to be similar to the residential districts with a  larger sign, however would have a 30‐foot 
setback.  Residents of the senior housing development need to be able to see the sign when they 
are driving, so they know where to turn, the residential requirement puts the sign too far back.  
The underlying zoning regulations requirements are very reasonable when the development is 
located in RM, C, and mixed‐use districts, which gives the applicant the benefit of a smaller sign 
and more visible being closer to the entrance.  The wall signs will still be limited, with the road 
sign comfortable enough for the residents and for citizens within the community.   
 
Resident believes  the Township  should have  the highest  requirements  in  regards  to  signage.  
Vidya Krishnan explained that the sign for the current development will still comply and have to 
meet the sign standards for the Belleville Road Overlay District (BROD). 
 
Vidya Krishnan will make changes to clarify the common areas and changes to usable floor space.  
Director Power discussed the next steps in the process and inquired if the Commission would like 
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to schedule the public hearing and see the revisions at that time or have the text amendment 
revisions come back to a meeting prior to the public hearing.  Commissioners agreed that they 
are comfortable with the changes and to schedule the public hearing for April 14, 2021. 
 
Motion Kelley, Atchinson second to schedule the public hearing for April 14, 2021 to address 
the proposed amendments. 
 
Roll Call: 
Yeas: Franzoi, Jahr, Cullin, Kelley, Atchinson, Budd and Thompson. 
Nays: None. 
Absent: None. 
Motion Carried. 
 
GENERAL DISCUSSION: 
 
Director Power informed that the next Planning Commission meeting is scheduled for March 24, 
2021  and  there will  be  a  full  agenda.   Director  Power  also  informed  that  there  are  training 
opportunities coming up, if Commissioners are interested, please contact Director Power and he 
will get them signed up. 
 
Director Best reached out to the Commission with an idea that staff has been working on.  Due 
to Covid, the economy and changes in zoning, the landscape has changed around the Belleville 
area.  There is a strong demand for service oriented commercial space and staff is looking at how 
to build growth within the Township.  The idea is to create an overlay district along Sumpter Road 
in the area  just south of the City of Belleville to the north side of Hull Road with a mixture of 
commercial and light industrial, bringing in more restaurants, retail and light industrial (ex. Sign 
company, plumbing company, etc.).  The rural development areas to the south of Hull Road will 
have  rules  in  place  to  protect  them,  not  necessarily  looking  to  change  the  rural  areas.  
Commissioners discussed and agreed that they would like staff to continue to look into this idea 
and bring more detailed information back to a future meeting. 
 
ADJOURNMENT: 
 
Motion Kelley, Jahr second to adjourn the meeting at 9:01 p.m.  Motion Carried. 
 
Respectfully submitted, 
 
 
Christina Harman 
Recording Secretary 
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CHARTER TOWNSHIP OF VAN BUREN 
PLANNING COMMISSION 
REMOTE PUBLIC HEARING 

 

Notice  is hereby given that the Charter Township of Van Buren Planning Commission will hold a public 
hearing on April 14, 2021 at 7:30 p.m. This hearing will take place remotely via Zoom due to public health 
concerns associated with COVID‐19. Any change to the meeting format or venue will be publicly posted 
at  least  15  days  prior  to  the meeting.  The  Planning  Commission will  consider  the  following  zoning 
ordinance amendments: 
 

Zoning Ordinance Text Amendments: Proposed amendments that will clarify Required Site 
Minimum Usable Floor Area in Square Feet Per Dwelling (Independent Senior Housing 
Developments) and revise signage requirements in Senior Housing Developments. The 
amendments will include updates to Sections 5.143 (Senior Housing). 

Members of the public may access the agenda materials via the Township website – www.vanburen‐
mi.org beginning April 9, 2021. On this website, members of the public will also gain access to means of 
participating in the electronic meeting, including a unique Zoom weblink and dial‐in phone number 
with a meeting ID for meeting videoconference or teleconference access. The meeting will be available 
to view live on the Van Buren Township YouTube Channel which can be reached from the live meeting 
link located on the Van Buren Township website home page (www.vanburen‐mi.org). Closed captioning 
will be available after YouTube fully renders meeting video.  
 
A complete procedure for public comment by electronic means is provided on a guide which is 
accessible on the Van Buren Township website (www.vanburen‐mi.org). Participants may also choose to 
submit written comments that will be read into record during public comment by the Chairperson. 
Submit any written comments via e‐mail to dpower@vanburen‐mi.org by the day of the meeting. 
Members of the public may also contact dpower@vanburen‐mi.org to be connected with members of 
the Planning Commission prior to the meeting by e‐mail.  
 
To comply with the Americans with Disabilities Act (ADA), any citizen requesting accommodation to attend 
a  meeting,  and/or  to  obtain  this  notice  in  alternate  formats,  please  contact  the  Clerk’s  Office  at 
734.699.8900 extension 9205.  
 
 
Posted:    March 19, 2021 
Published:  March 25, 2021 
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Planning Commissioners: 
 
KW Land Development, representing owner 
Wilkin Farm Properties, LLC, has applied 
seeking an excavation permit for activities 
proposed three parcels near the southeast 
corner of Hull Road and Sumpter Road. 
These parcels and an adjacent parcel are 
labeled below and on the image to the 
right for context: 

1. Parcel 83-134-99-0003-701 
(unaffected) 

2. 44605 Hull Road / 83-134-99-
0001-000 

3. 44975 Hull Road / 83-134-99-
0002-705 

4. Parcel 83-133-99-0003-701 
 
The applicant proposes to dig two (2) 5-
acre ponds for irrigating crops and 
relocating excavated materials off site. To 
my understanding, the owner owns and 
farms portions of roughly 247 acres of 
property across several contiguous parcels 
in the area, including the referenced 
parcels. According to the applicant, the 
site’s existing groundwater sources 
including two ponds, which are documented in the images shown, do not always provide the 
water necessary to water all crops, and ten acres of additional irrigation water access will 
provide the water necessary to fulfill additional irrigation needs. Groundwater is piped from 
ponds on the site to a mobile irrigation apparatus. The use of the ponds entirely for irrigation for 
commercial agricultural production is the basis of the request. The ponds must be used for 
irrigation for a commercial agricultural activity as permitted under the Michigan’s Right-to-Farm 
Act (PA 93 of 1981) (“RTFA”), and irrigation activities must be done in consistency with 

MEMO  
 
TO: Van Buren Township Planning Commission 

FROM: Dan Power– Director of Planning and Economic Development 

RE: VBT Case 20-035 – Irrigation Pond Review – 44605 Hull Road 
(and Vicinity) 

DATE: April 7, 2021 

Hull Road 
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Approximate area of work 

Boundary of affected parcels listed on site plan dated 2-17-2021 

1 2 

3 

4 

Existing conditions 
A       B 

A 

B 
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Generally Accepted Agricultural and Management Practices (GAAMP’s) for Irrigation Water Use 
as adopted by the Michigan Department of Agriculture and Rural Development (MDARD).  
 
Local ordinances adopted by the Township in Article III of Chapter 42 (the “Soil Removal / 
Mining Ordinance”) Article IV of Chapter 42 (the “Pond Ordinance”) which address requirements 
for excavation activities and irrigation ponds apply where they do not conflict with the RTFA. 
Under the Pond Ordinance, irrigation ponds are subject to review by the Planning Commission.  
The purpose of this report is to provide recommendations for the Planning Commission’s review of 
the request under applicable terms of the Pond Ordinance. My analysis of the compliance of this 
application with applicable standards of based on the standards of the Pond Ordinance. To 
support this analysis, please refer to applicant submittals including a completed application form 
and a site and survey plan dated February 17, 2021. In my analysis, underlined comments are 
those that I recommend must be addressed as a condition of approval prior to the commencement 
of construction or at a time that is otherwise stated. 
 
An application form has been submitted which has been signed by owner Dennis Wilkin. The 
applicant has provided a site and survey plan dated February 17, 2021 (“site plan”). The 
applicant has provided the following information consistent with the requirements of Article IV of 
Chapter 42. Where certain information has not been provided or requires corrections, applicable 
requests are stated in the recommendations section of this report.  
 
Setbacks. General notes 1-3 indicate that the ponds will not be closer than 50 feet from any 
principal structure; closer than 50 feet from any telephone, electrical or other utility line of any 
recorded easement; or closer than 75 feet from any septic field. The site plan demonstrates 
compliance with the required setbacks for irrigation ponds, including a minimum 100’ setback 
from a road right-of-way, 30’ setback from a rear lot line, and 60’ from side lot lines.  
 
Pond design details. The applicant has provided proposed topographic information for both 
ponds. 192,800 cubic yards of excavation is proposed, including 97,600 cubic yards of 
material proposed to be excavated from the north proposed pond and 95,200 cubic yards 
proposed to be removed in the proposed south pond. General note 6 on the site plan indicates 
that material will not be excavated in such a manner that runoff, overflow, spillage or seepage 
encroaches on property owned by another person. General note 7 on the site plan indicates that 
the pond’s side slopes will not exceed greater than one foot vertical to four feet horizontal. 
General note 8 of the site plan indicates that warning signs and life safety devices will be 
provided in compliance with Sec. 42-217. The plan also includes proposed freeboard, top of 
water, lowest top of bank, and bottom elevations. General note 9 on the site plan indicates that 
proposed contours/elevations as depicted will remain level 10-12 feet below existing grade so as 
to act as an irrigation pond off agricultural purposes. 
 
Soil removal / mining. Because the activity in question involves a one-time excavation 
pursuant to providing an irrigation pond for agricultural crops, it is not considered mining. 
However, the removal of spoils off site requires an excavation permit to be issued by the 
Township Board of Trustees under the Soil Removal / Mining Ordinance. A note verifying that soil 
will not be removed from the ponds except in accordance with Article III of Chapter 42 (Soil 
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Removal and/or Mining) of the Van Buren Township code has been added to the plan under 
general note 5. An excavation permit must be secured from the Township Board under Section 
42-176 of the Township Code of Ordinances prior to the commencement of construction. 
 
Site disturbance and restoration. A soil erosion permit from Wayne County must be 
provided, or written verification that such permit is not required must be provided, per Section 42-
212(3) of the Township code of ordinances. If such a soil erosion permit is required, it is our 
understanding that it will be tied to assurances for soil erosion permit completion imposed by the 
County. In lieu of a soil erosion permit, a bond must be submitted with the Township as a 
beneficiary to cover the expenses of site restoration based per Section 42-213(a)(2) of the Van 
Buren Township code of ordinances. The bond value must be based on a professional engineer’s 
cost estimate of the cost of full site restoration based on the area disturbed which is accepted by 
the Township Engineer. Prior to construction, the soil erosion permit or a bond per Section 42-
213(a)(2) must be provided. 
 
Drainage and water impacts. Several provisions in the Pond Ordinance speak to drainage 
and ground and surface water impacts. Excavated material shall not be constructed in such a 
manner that runoff, overflow, spillage or seepage encroaches on property owned by another 
person, per Section 42-216(3). Additionally, the Planning Commission may require a 
hydrological survey which gives evidence that the pond will not detrimentally impact aqueous or 
subaqueous areas of the applicant's property or adjoining properties, per Section 42-213(a)(1). 
Staff have provided analysis regarding the proposed ponds’ drainage impacts consistent with the 
requirements in the comments below. 
 
The proposed design includes a pond near the north end of the site and a southern pond which is 
near an existing pond and the Bradshaw Drain near the south end of the site. Site drainage 
patterns during and following the installation of the pond is a significant concern regarding the 
drainage pattern established between the two proposed ponds.  The applicant must demonstrate 
their understanding of the existing conditions and demonstrate that the proposed system does not 
direct additional erosion or drainage to the Bradshaw Drain or the downstream properties.  
 
The applicant has stated that the site’s groundwater table lies only about 3 feet below the surface. 
This high groundwater table has implications impacts during construction. To explain the 
management of groundwater during construction, the applicant has provided general note 12 to 
the site plan and has provided additional explanation verbally. The applicant may dewater both 
ponds during construction, in accordance with note 12 on the plan sheet. The applicant will 
provide an update to the plan or a narrative letter that explains the existing drainage patterns and 
the ponds do not change existing drainage patterns, and explain the relationship of the property 
to the Bradshaw Drain.  
 
Additional explanation may be necessary to ensure that no detrimental drainage impacts occur 
during or after construction. There must be assurance that the stormwater will be adequately 
managed if there is a failure in this pump and piping system. Several conditions listed in the 
recommendations section of this report address these drainage concerns. Additionally, if off-
site discharge is anticipated, the project may be subject to Wayne County Storm Regulations and 
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the applicant shall be accountable for any required Wayne County storm water permitting. 
 
Recommendations 
Based on the analysis above, I offer the following recommended conditions of the submitted 
application and site plan for consideration of irrigation pond permit approval by the Planning 
Commission: 

 The label, “Parcel 1 – unaffected parcel – tax parcel no 83-134-99-0003-701 must be 
relocated to be placed over the parcel to the west of “parcel 2” or it should be removed. 

 The ponds must be used for irrigation for a commercial agricultural activity as permitted 
under the Michigan’s Right-to-Farm Act (PA 93 of 1981) (“RTFA”), and irrigation activities 
must be done in consistency with Generally Accepted Agricultural and Management 
Practices (GAAMP’s) for Irrigation Water Use as adopted by the Michigan Department of 
Agriculture and Rural Development (MDARD).  

 An excavation permit must be secured from the Township Board under Section 42-176 of 
the Township Code of Ordinances prior to the commencement of construction. 

 A soil erosion permit from Wayne County must be provided, or written verification that 
such permit is not required must be provided, per Section 42-212(3) of the Township code 
of ordinances.  

 Prior to construction, the soil erosion permit or a bond per Section 42-213(a)(2) must be 
provided. 

 Excavated material shall not be constructed in such a manner that runoff, overflow, 
spillage or seepage encroaches on property owned by another person. 

 The pond will not detrimentally impact aqueous or subaqueous areas of the applicant's 
property or adjoining properties. 

 To the satisfaction of the Township Engineer, the applicant must: 
o Detail the existing site drainage with a drainage / overland flow map or sufficient 

narrative explanation.  
o Work with staff to demonstrate the relationship of the top of each pond to the 

surrounding grade as necessary. 
o The applicant may be required by staff to provide an engineer’s certification letter 

prior to project close-out and use of the irrigation ponds. This letter will state that 
the ponds pose no negative downstream drainage impacts. The letter will 
reference adjacent land elevation data and as-built elevation data for the ponds’ 
freeboard, lowest top of bank, and bottom elevations as necessary. 

 The applicant shall be accountable for any required Wayne County storm water 
permitting requirements. 

 

Thank you for your consideration. 

 
Dan Power, AICP 
Planning and Economic Development Director 
Public Services Department 
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Charter Township of Van Buren 
 
 
CC: Todd Waller and Kenny Farmer – Applicants and property owner representatives 
  Paul Kammer – Van Buren Township Engineer, Fishbeck 
  Matthew Best, M.S. - Public Services Director, Van Buren Charter Township 
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CHARTER TOWNSHIP OF VAN BUREN  
PLANNING COMMISSION 
REMOTE PUBLIC MEETING 

 
Notice is hereby given that the Charter Township of Van Buren Planning Commission will hold a remote 
public meeting on Wednesday, April 14 at 7:00 p.m. To mitigate the spread of COVID‐19, protect the 
public health, and provide essential protections to Van Buren Township residents; this Van Buren 
Township’s Planning Commission meeting will be conducted virtually as permissible under Public Acts of 
2020 Act No. 254 and Declaration of a Health Emergency in Wayne County. To participate in the meeting 
electronically, the public may follow the instructions below. 
 
The Planning Commission will consider a request by applicant KW Land Development on behalf of owner 
Wilkin Farm Properties to construct two (2) 5‐acre parcel irrigation ponds across portions of the following 
parcels which have a total combined area of +/‐ 142.55 acres and are zoned AG – Agricultural and Estates: 

‐ 44605 Hull Road (tax parcel ID number 83 134 99 0001 701)  
‐ 44975 Hull Road (tax parcel ID number 83 134 99 0002 705) 
‐ Tax parcel ID number 83 133 99 0003 701 

 

The request is being reviewed by the Planning Commission and requires public noticing per Chapter 42, 
Article IV (Ponds) of the Van Buren Township code of ordinances.  
 
Members of the public may access the agenda materials via the Township website – www.vanburen‐
mi.org beginning April 9, 2021. On this website, members of the public will also gain access to means of 
participating in the electronic meeting, including a unique Zoom weblink and dial‐in phone number with a 
meeting ID for meeting videoconference or teleconference access. The meeting will be available to view 
live on the Van Buren Township YouTube Channel which can be reached from the live meeting link located 
on the Van Buren Township website home page (www.vanburen‐mi.org). Closed captioning will be 
available after YouTube fully renders meeting video.  
 
A complete procedure for public comment by electronic means is provided on a guide which is accessible 
on the Van Buren Township website (www.vanburen‐mi.org). Participants may also choose to submit 
written comments that will be read into record during public comment by the Chairperson. Submit any 
written comments via e‐mail to dpower@vanburen‐mi.org. Members of the public may also contact 
dpower@vanburen‐mi.org to be connected with members of the Planning Commission prior to the meeting 
by e‐mail.  
 
To comply with the Americans with Disabilities Act (ADA), any citizen requesting accommodation to attend 
a  meeting,  and/or  to  obtain  this  notice  in  alternate  formats,  please  contact  the  Clerk’s  Office  at 
734.699.8900 extension 9205.  
 
Mailed: 4/1/2021 
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  SALINE MI 48176                          SALINE MI 48176                          VAN BUREN TOWNSHIP MI 48111

  8700 BRAUN ROAD                          8700 BRAUN ROAD                          44805 HULL RD

  WILKIN FARM PROPERTIES                   WILKIN FARM PROPERTIES I, LLC            BEHLER, WILLIAM & BOBBI

  82 83 134 99 0002 704                    82 83 134 99 0002 705                    82 83 134 99 0002 706

  SALINE MI 48176                          SALINE MI 48176                          VAN BUREN TOWNSHIP MI 48111

  8700 BRAUN ROAD                          8700 BRAUN ROAD                          44775 HULL RD

  WILKIN FARM PROPERTIES                   WILKIN FARM PROPERTIES                   REITER, JOHN

  82 83 133 99 0003 701                    82 83 134 99 0001 701                    82 83 134 99 0002 002

  SALINE MI 48176                          VAN BUREN TOWNSHIP MI 48111              VAN BUREN TOWNSHIP MI 48111

  8700 BRAUN ROAD                          44387 HULL RD                            44387 HULL RD

  WILKIN FARM PROPERTIES                   RITTER, MIRANDA & MILLS, JOSHUA          RITTER, MIRANDA & MILLS, JOSHUA

  82 83 133 99 0002 001                    82 83 133 99 0002 002                    82 83 133 99 0002 003
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  VAN BUREN TOWNSHIP MI 48111              VAN BUREN TOWNSHIP MI 48112              VAN BUREN TOWNSHIP MI 48111

  16446 MARTINSVILLE RD                    PO BOX 817                               16548 MARTINSVILLE RD

  BURDEN, NICHOLAS & DIANE                 RATLIFF, MARK                            VARNAUSKAS, VLADAS

  82 83 136 99 0001 002                    82 83 136 99 0001 003                    82 83 136 99 0002 000

  VAN BUREN TOWNSHIP MI 48111              VAN BUREN TOWNSHIP MI 48111              VAN BUREN TOWNSHIP MI 48111

  43640 BURTRIG STREET                     43620 BURTRIG STREET                     16428 MARTINSVILLE RD

  SCHROEDER, CHARLES-ELVIRA                QUAYLE, JOHN & KATHLEEN                  GILBEE, JOHN

  82 83 136 01 0026 000                    82 83 136 01 0027 000                    82 83 136 99 0001 001

  VAN BUREN TOWNSHIP MI 48111              VAN BUREN TOWNSHIP MI 48111              VAN BUREN TOWNSHIP MI 48111

  43700 BURTRIG STREET                     43680 BURTRIG STREET                     43660 BURTRIG STREET

  MCDANIEL, AUDIE                          ZUMBRO, WILLIAM                          STEWART, WILLIAM

  82 83 136 01 0023 000                    82 83 136 01 0024 000                    82 83 136 01 0025 000

                                           WILLIS MI 48191

  VAN BUREN TOWNSHIP MI 48111              9073 AUGUSTA                             VAN BUREN TOWNSHIP MI 48111

  43760 BURTRIG STREET                     DOUGHERTY, FRANK                         43720 BURTRIG STREET

  KISH, KELLEE SUE                         DOUGHERTY, GLORIA                        WISNIEWSKI, KEVIN

  82 83 136 01 0020 000                    82 83 136 01 0021 000                    82 83 136 01 0022 000

  VAN BUREN TOWNSHIP MI 48111              VAN BUREN TOWNSHIP MI 48111              VAN BUREN TOWNSHIP MI 48111

  16560 MARTINSVILLE RD                    16580 MARTINSVILLE RD                    43790 BURTRIG STREET

  PEPPER, DAVID K                          VIERS, JACOB & FOUBARE, AURORA           WILSON, DARYL

  82 83 136 01 0001 000                    82 83 136 01 0002 000                    82 83 136 01 0019 301

  MILFORD MI 48380                         ADRIAN MI 49221                          VAN BUREN TOWNSHIP MI 48111

  13701 WHITETAIL RUN                      2448 SOUTHARD BLVD                       16411 SUMPTER RD

  16175 SUMPTER ROAD LLC                   RENIER, FRANK                            MERCER, DAVID & JANET

  82 83 134 99 0004 701                    82 83 135 99 0001 002                    82 83 135 99 0001 706

  SALINE MI 48176                          SALINE MI 48176                          SALINE MI 48176

  8700 BRAUN ROAD                          8700 BRAUN ROAD                          8700 BRAUN ROAD

  WILKIN FARM PROPERTIES                   WILKIN FARM PROPERTIES                   WILKIN FARM PROPERTIES

  82 83 133 99 0003 705                    82 83 134 99 0001 701                    82 83 134 99 0002 704

  VAN BUREN TOWNSHIP MI 48111              VAN BUREN TOWNSHIP MI 48111              VAN BUREN TOWNSHIP MI 48111

  16280 MARTINSVILLE RD                    16150 MARTINSVILLE RD                    16088 MARTINSVILLE RD

  STRACHAN, DAVID                          DE GENNARO, SEAN                         THETFORD, MARK & LISA

  82 83 133 99 0003 702                    82 83 133 99 0003 703                    82 83 133 99 0003 704

  VAN BUREN TOWNSHIP MI 48111

  15856 MARTINSVILLE RD                    SALINE MI 48176                          SALINE MI 48176

  VACANT                                   8700 BRAUN ROAD                          8700 BRAUN ROAD

  SANDERS, PHILIP-DIANE                    WILKIN FARM PROPERTIES                   WILKIN FARM PROPERTIES

  82 83 133 99 0001 001                    82 83 133 99 0002 001                    82 83 133 99 0003 701

  VAN BUREN TOWNSHIP MI 48111              VAN BUREN TOWNSHIP MI 48111              VAN BUREN TOWNSHIP MI 48111

  15766 MARTINSVILLE RD                    15800 MARTINSVILLE RD                    15856 MARTINSVILLE RD

  ELLER, JOHN P.                           KUNZ, KARL W-LAURIE                      SANDERS, PHILIP-DIANE

  82 83 133 01 0011 000                    82 83 133 01 0012 000                    82 83 133 01 0013 000
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  VAN BUREN TOWNSHIP MI 48111              VAN BUREN TOWNSHIP MI 48111

  16015 MARTINSVILLE RD                    16055 MARTINSVILLE RD

  DAILEY, KIMBERLY & DAVID                 MICHNA, ROGER & LEE

  82 83 138 99 0014 704                    82 83 138 99 0014 705

  VAN BUREN TOWNSHIP MI 48111              VAN BUREN TOWNSHIP MI 48111              VAN BUREN TOWNSHIP MI 48111

  15851 MARTINSVILLE RD                    16125 MARTINSVILLE RD                    16175 MARTINSVILLE RD

  IBRAHIM, SULIMAN                         MULLIGAN, PATRICK                        VAUGHAN, MARK & CHRISTINE

  82 83 138 99 0013 000                    82 83 138 99 0014 702                    82 83 138 99 0014 703

  VAN BUREN TOWNSHIP MI 48111              VAN BUREN TOWNSHIP MI 48111              ADRIAN MI 49221

  44010 BURTRIG STREET                     44038 BURTRIG STREET                     2448 SOUTHARD BLVD

  ROBERTS, HEIDI & TEDD                    KUBACKI, JASON                           RENIER, FRANK

  82 83 136 99 0008 000                    82 83 136 99 0009 000                    82 83 136 99 0017 000

  VAN BUREN TOWNSHIP MI 48111              VAN BUREN TOWNSHIP MI 48111              VAN BUREN TOWNSHIP MI 48111

  43930 BURTRIG STREET                     43950 BURTRIG STREET                     43980 BURTRIG STREET

  DUNCAN, VICKY                            MARTIN, CHARLES-CHRISTINE                BELANGER, CYNTHIA & DANIEL

  82 83 136 99 0006 000                    82 83 136 99 0007 001                    82 83 136 99 0007 002

  VAN BUREN TOWNSHIP MI 48111              VAN BUREN TOWNSHIP MI 48111              VAN BUREN TOWNSHIP MI 48111

  43840 BURTRIG STREET                     43878 BURTRIG STREET                     43916 BURTRIG STREET

  SMITH, ABRAM & CHRISTINE                 MOORE, RICHARD & RAMSEY, SHAWNEE         CURTIS, LORI G

  82 83 136 99 0003 000                    82 83 136 99 0004 000                    82 83 136 99 0005 000
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Applicant, James S. Jacobs Architects, PLLC, on behalf of owner, Neapco Drivelines, LLC, seeks to 
construct a 20,379 square foot addition to their existing 345,000 square foot building along with 
related site improvements.  The affected property is a 45.44-acre parcel located at 6735 
Haggerty Road (tax parcel id 83 002 99 0026 704), zoned M-1, Light Industrial. The Property is 
located on the east side of Haggerty Road between Ecorse Road and Van Born Road. 
 
Reports from the Principal Planner and Township Fire Marshall are included for consideration, 
along with application materials. Because the review does not involve changes to stormwater 
facilities, paving improvements, or water or sanitary or sewer review, the Township Engineer is 
not involved in the review. As a recommended condition of approval, I request that the applicant 
direct all drainage from the roof of the proposed canopy structure toward existing stormwater 
drains on site via downspouts.  

 

Thank you for your consideration of this request. 

 

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– McKenna Associates 
 Andrew Lenaghan – Van Buren Charter Township Fire Marshall 
 Matthew Best, M.S. - Public Services Director, Van Buren Charter Township  

MEMO  
 

TO: Van Buren Township Planning Commission 

FROM: Dan Power– Director of Planning and Economic Development 
RE: Neapco Drivelines Preliminary and Final Site Plan Review 

DATE: April 9, 2021 
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April 7, 2021 
 
Planning Commission  
Charter Township of Van Buren 
46425 Tyler Road 
Belleville, Michigan 48111 
 
Subject: VBT-20-034 NEAPCO Drivelines, LLC / 6735 Haggerty Road; Site Plan Review #2; Revised 

Site Plans Dated March 18, 2021. 
 
Dear Commissioners: 
 
We have reviewed the application by NEAPCO Drivelines, LLC (“applicant”) to construct an unenclosed canopy 
over existing outdoor storage areas located at 6735 Haggerty Road. The site is located along Haggerty Road 
between Van Born Road and Ecorse Road, has a tax parcel identification number: V-125-83-002-99-0026-704, is 
zoned M-1 (Light Industrial District), and has a total area of 45.44.  The proposed canopy measures  20,379 
square feet. 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): 
 
COMMENTS  
 

1. Dimensional Requirements. The required front, rear and side yard setbacks for the M-1 District are 
50 feet, 40 feet, and 40 feet, respectively. Section 5.101 (C) of the Zoning Ordinance specifies that in 
the case of a site with multiple buildings, the rear or side yard shall be based on the configuration of 
all buildings on the site having a single common front, side, and rear yard instead of calculating yards 
for each building individually. The proposed canopy addition falls within the setback configuration for 
all buildings.  
 
The existing building and the canopy addition are proposed to be 36.5 feet in height. The maximum 
permitted building height in the M-1 District is 30 feet. Section 4.103 (S) specifies buildings of greater 
height may be allowed in the M-1 district provided front, side and rear yards are increased by one (1) 
foot for each additional foot of building height that exceeds the maximum height allowed.  Based on 
the location of the addition, the increased setback standard is met.  
 
The maximum lot coverage for the M-1 district is 35%.  The Township is currently in the process of 
adopting an amendment to the Zoning Ordinance which states:  
 

“For industrially zoned parcels located in the M-1, M-2 and M-T zoning districts, lot coverage 
shall not include unenclosed roofed structures that provide shelter over approved outdoor 
storage areas located over existing paved surfaces.” 
 

The Ordinance limits this additional coverage to 10% or 20,000 square feet, whichever is lesser. The 
proposed coverage on the subject site is within these limits.   
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2. Circulation. Specific truck circulation movements have been detailed on the site are proposed to be 
continuously maintained free of all obstructions or impediments. 

3. Lighting. A photometric plan limited to the east side of the building and the area around the 
proposed canopy addition has been provided. The average illumination levels for the parking lot 
have been noted as 0.9 footcandles, in compliance with Section 8.105 (B) (2) of the Zoning 
Ordinance. Although a full photometric plan hasn’t been submitted for the whole site it appears that 
light trespass will not exceed 0.5-foot candles at any property lines. 

 
4. Architecture and Facades. Detailed elevations of the canopy addition have been submitted.  The 

canopy addition is to be constructed with steel poles supporting a metal roof in red and blue color 
striping. All proposed building materials and colors have been clearly noted and a colored rendering 
to ensure the addition is integrated into the existing façade has been submitted.  
 

5. Specific Use Standards. Section 5.101 has specific standards for accessory outdoor industrial 
storage: 
 
a. Accessory outdoor storage areas shall be located such that no materials, equipment, products 

or goods being stored outdoors are visible from a public right-of-way. 
The storage areas will be screened from Haggerty Road by the existing building on site. 
 

b. Accessory outdoor storage areas shall be set back a minimum of one hundred fifty (150) feet 
from any residential district or use, and shall be completely screened from view from any 
residential district or use by a decorative masonry wall matching the materials used on the 
principal structure or a dense landscaping buffer on all sides necessary to completely obstruct 
the view of the stored materials from the adjacent residential district or use. Compliance with 
this requirement may require the applicant to exceed the greenbelt landscaping requirements 
of Article 10 of this Ordinance. 
The outdoor storage is not proposed within 150 feet of a residential district or use. The existing 
building on site will adequately screen the outdoor storage from adjacent uses. 
 

c. Accessory outdoor storage areas shall be located only in a rear or side yard, but shall not be 
located in a required setback area. In the case of a site with multiple buildings, the rear or side 
yard shall be based on the configuration of all buildings on the site having a single common 
front, side, and rear yard instead of calculating yards for each building individually. 
The outdoor storage is not located within any required setback area. 
 

d. Accessory outdoor storage areas may not cover an area larger than twenty percent (20%) of 
the area of the ground floor area of the principal building. The Planning Commission may 
permit accessory outdoor storage areas up to thirty-three (33%) of the area of the ground 
floor area of the principal building following a public hearing held in accordance with the 
requirements of Article 12, Chapter 6 if the expanded area complies with all of the 
requirements of this section and will not create any deleterious impacts on neighboring or 
nearby properties. 
The proposed outdoor storage does not cover an area larger than twenty percent (20%) of 
the area of the ground floor area of the principal buildings. 
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e. The maximum height for stored materials is as follows: 
 

i. Materials being stored in a rear yard area and located more than three hundred (300) feet 
from a residential district or use shall be no higher than six (6) feet below the top of the roof 
elevation of the principal building. In no case shall the stored materials exceed a height of 
twenty-four (24) feet.  
Although the proposed canopy storage addition exceeds 24 feet, it complies with Section 4.103 
(S) of the Zoning Ordinance and will not be taller than the existing building and will not be 
visible to adjacent properties. Therefore, we find the proposed height compliant with the Zoning 
Ordinance. 
 

ii.  Materials being stored in a side yard or stored in a rear yard and located between 150 and 
300 feet from a residential district or use shall not exceed a height of eight (8) feet. 
The outdoor storage is proposed greater than 300 feet from a residential district or use so this 
standard is not applicable. 

 
f. Accessory outdoor storage areas shall be located such that they do not impede or obstruct any 

parking, traffic, circulation, or landscaping area on the site. 
The truck circulation plan indicates there is adequate space for truck circulation on site.  
 

g. Accessory outdoor storage must be maintained in an orderly manner with no junk, trash, or 
debris. Materials shall be stored in durable containers. Non-durable containers and 
containers beyond their useful life or in a state of disrepair are prohibited in accessory outdoor 
storage areas. 
The elevation of the outdoor storage ensures the storage is in an orderly manner and materials are 
stored in durable containers. 
 

h. Outdoor storage areas shall comply with all federal, state, county and local fire safety 
regulations. Adequate emergency access lanes shall be maintained around and through the 
storage area and to the building.  
The applicant has noted outdoor storage areas shall comply with all federal, state, county and local 
fire safety regulations and that adequate emergency access lanes shall be maintained around and 
through the storage area and to the building.  
 

i. Outdoor storage areas shall be located on paved impervious surfaces and shall have adequate 
storm water management systems. 
The previously approved outdoor storage area is entirely paved. 
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RECOMMENDATION 
The applicant has worked with the Township over the past few months to get approval for the proposed canopy, 
including requesting an amendment to the Zoning Ordinance which is in the process of being adopted.  The plan 
submitted at this time complies with the requirements of the ordinance, including those specific to outdoor storage 
areas.  Therefore, we recommend that the Planning Commission grant preliminary and final site plan approval to 
the proposed canopy addition to NEAPCO Drivelines located at 6735 Haggerty Road.  

 
Respectfully, 
McKENNA 

 
   
 
 
 

 
Vidya Krishnan       Hunter Whitehill  
Principal Planner      Associate Planner 
 
c: Dan Power, Director of Planning and Economic Development  

Matt Best, Van Buren Township Director of Public Services 
 Paul Kammer, FTCH, Township Engineers 

David McInally, Van Buren Township Fire Chief 
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Applicant and owner, Ashley Crossroads North, LLC, seeks to amend a previously approved 
preliminary and final site plan to add accessory outdoor industrial storage and adjust the 
previously approved configuration of parking spaces and landscaping around a distribution 
center building.    
 
The affected property is approximately 41.6 acres of a parcel located at 42050 Ecorse Road (tax 
parcel ID 83 002 99 0026 704), zoned M-T – Industrial Transportation. The property is located 
on the north side of Ecorse Road between Haggerty Road and Kirkridge Street. 
 
Reports from the Township’s Principal Planner and Fire Marshall is included for consideration, 
along with application materials. I have also included minutes from the Planning Commission’s 
previous final site plan approval for this site from their regular meeting held June 10, 2019. 
Because the review does not involve changes to stormwater facilities, paving improvements, or 
water or sanitary or sewer review, the Township Engineer is not involved in the review.  
 

Thank you for your consideration of this request. 

 

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– McKenna Associates 
 Andrew Lenaghan – Van Buren Charter Township Fire Marshall 
 Matthew Best, M.S. - Public Services Director, Van Buren Charter Township  

MEMO  
 

TO: Van Buren Township Planning Commission 

FROM: Dan Power– Director of Planning and Economic Development 
RE: Ashley Crossroads North Preliminary and Final Site Plan 

Amendment Review 
DATE: April 9, 2021 
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April 8, 2021 
 
Planning Commission 
Charter Township of Van Buren 
46425 Tyler Road 
Belleville, MI 48111 
 
 
Subject: VBT-21-017 Ashley Crossroads North Building 5/ North of Ecorse Road, west of Haggerty 

Road; Amended Site Plan Review; Amended plan dated 04/05/2021.  
 
Dear Planning Commissioners: 
 
The applicant, Ashley Crossroads North LLC, received site plan approval from the Planning Commission on June 
12, 2019 to construct three (3) industrial Buildings with a gross floor area of 1,579,325 square feet on a 162.13-
acre site located on the north side of Ecorse Road west of Haggerty Road.  The 3 buildings were named “Building 
4,” “Building 5,” and “Building 6”, with building 4 being the smaller light industrial building along Ecorse Road 
frontage; Building 5, the middle building and Building 6, the northernmost building.  
 

 
Site Area (Source: Google Images) 
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Van Buren Township – Ashley Crossroads North Building 5 2 
April 8, 2021 
 
 

At this time the applicant is proposing an amendment to the approved site plan to add accessory outdoor storage 
for Building 5. The site plan is limited to the 41.6 acres of the site which encompasses Building 5 and the 
parking/loading areas and landscaping around it. The reference to the term “site” hereinafter, refers to this limited 
portion of the site for which the applicant is seeking an amendment.  
 
We have reviewed the site plan application in accordance with the regulations of the Van Buren Township Zoning 
Ordinance and sound planning and zoning principles.   
 
COMMENTS 
 

1. Zoning and Use.  The site is zoned M-T (Industrial Transportation) District.  Building 5 has been built with a 
gross floor area of 658,989 square feet and a truck loading dock/floor area ratio of 1:5,883.83 square feet, 
which qualifies it as a distribution center building.  Distribution Centers are permitted as a special land use 
in the district, and the applicant recd. approval for the use from the Board of Trustees on May 7, 2019.   

 
The applicant at this time has a tenant that would like to occupy all of Building 5.  However, the tenant is in 
need of outdoor storage specific to the use.  The outdoor storage includes dolly and tractor storage. The M-
T district permits accessory structures and uses incidental to permitted uses, as a principal land use per 
Section 3.116 of the Zoning Ordinance.  The proposed outdoor storage is clearly incidental to the primary 
use of the building which will operate as a distribution center and warehouse type use, and is therefore 
permitted subject to Section 5.101 which has specific standards for accessory outdoor industrial storage. 
 

2. Required Information.  Section 4.33 of the Zoning Ordinance includes all the requirements for 
information on a site plan, and the plans contain all of the required information. 
 

3. Dimensional Requirements.  Buildings 5 has a height of 44’ to the highest point, which is 9’ above the 
maximum permitted height of 35’ and required a corresponding increase of 18 feet for every setback 
required by the Zoning Ordinance.  The structure was built in compliance to the Ordinance standards for 
the increased setback from the residential district to the east and the trailer staging area on the north and 
south sides of the building. 
 
The proposed accessory outdoor storage area at this time is located on the east side of Building 5, 
intended to store the tractors.  Per Section 5.101.b, such areas have to be placed a minimum of 150 feet 
from any residential area or use and completely screened.  The site plan identified the 150’ setback which 
the tractor storage area complies with. 
 
In addition to the above setbacks, Section 5.112(D) of the Zoning Ordinance requires off-street parking 
and loading areas, access drives, and paved surfaces accessory to a Distribution Center to be located at 
least 60 feet from any residential district.  The access drives along the east and west sides of the site are 
60 feet from the property lines abutting the R-1B-zoned areas and comply.   

 
4. Access and Circulation.  The overall site has 3 driveways off Ecorse Road.  The east access drive is 36 

feet wide and designed for 3 lanes of traffic (, while the west access drives is 30 feet wide and designed 
for two-way movement of vehicles. In addition, the site has a third centrally placed, 26’ wide access drive 
off Ecorse Road leading to the main parking lot. No changes are proposed to the access routes or 
circulation through the site.    
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5. Sidewalks.  The proposed tenant intends to use the parking area on the west side of the building for employee 
and visitor parking.   The layout and the sidewalk connections in this area are consistent with the previously 
approved site plan and provide for sidewalk connections and crosswalks to the building entrance.  The parking 
area on the east side of the building has been reconfigured to eliminate regular vehicular parking and is striped 
instead for van parking and the accessory outdoor storage of tractors.  The plan continues to provide sidewalk 
and crosswalk connections at the northeast corner, southeast corner and middle of the building. 

 
6. Parking and Loading. 

 
a. Number of Parking Spaces. The parking requirement for distribution centers is 5 spaces plus 1 

space per 1,500 square feet of gross floor area plus 1 space per 350 useable square feet of office, 
sales or similar space plus 1 space per truck or company vehicle operating from the premises.  Based 
on the data previously submitted, parking required was 603 spaces for the building.  The applicant 
received approval from the Planning Commission to exceed the parking count and stripe a total of 
712 spaces.  At this time, with a long term tenant ready to occupy the building, the applicant has a 
clearer picture of the required parking for the site.  The parking proposed at this time is for 297 
passenger vehicles, 74 van parking spaces, for a total of 371 parking spaces, which is much below 
the ordinance requirement. These counts are based on the specific needs of the tenant, which the 
applicant is presenting as justification for their request. This results in a layout with one row of storage 
and 2 rows of van parking on the east side of the building, rather than the approved 6 rows of parking.  
Further, the number of truck docks on the building have been reduced from 108 to 79 (reduction of 29 
docks), resulting in a truck dock to floor area ratio of 1:8345 square feet. The trailer staging spots 
have been increased from 144 to 217.  While the size of the building still qualifies it as a distribution 
center per the Zoning Ordinance, the dock area ratio and the layout appears to show a significant 
warehouse component. 
 

b. Space Dimensions.  All of the passenger vehicle parking spaces are double striped in compliance with 
the Ordinance standards with a dimension of 9.5’ x 20’.  The proposed van parking spaces are 
dimensioned at 10’ x 30’. Proposed aisles are 24 feet wide on the west side of the building and 40’ wide 
on the east side of the building allowing for ample circulation and movement. 
 

c. Barrier Free Spaces.  The site plan indicates the required number of barrier free spaces for the 
building.  

 
7. Landscaping.  The site plan was approved with extensive landscaping which encompassed the site’s frontage 

on Ecorse Road, the east and west property line greenbelts, detention pond landscaping, parking lot 
landscaping and more.  The amended site plan at this time proposes no alterations to the previously approved 
landscape plan, with the exception of minor changes to the east side parking lot landscaping.   
 
The revision to the parking counts noted above, and the change of parking spaces from passenger vehicle to 
van parking on the east side of the building, will result in wider aisles and fewer rows of parking.  
Correspondingly, the plan proposes to consolidate the landscape islands shown at the ends of the middle rows 
into a larger landscape islands that meet the minimum size requirements and also provide for adequate 
circulation around them. Each landscape island is to be planted with 3 trees.  The reduction in the number of 
islands results in a displacement of 30 trees, which the applicant proposes to relocate to the large island on the 
east side of the east parking area, providing separation from the main drive aisle. In addition the plan proposes 

50



 

Van Buren Township – Ashley Crossroads North Building 5 4 
April 8, 2021 
 
 

8 additional trees for a consistent planting plan. 
 
Greenbelt Buffering.  Section 10.103(E) has specific requirements for greenbelts abutting other M-T, M-1, 
and R-1 zoning.  The required greenbelt along the east and west property lines generally follow the R-1 district 
standards even through a few isolated parcels to the east are zoned M-1.  The applicant has constructed 
landscape plan as approved, with 60 foot greenbelts along the east and west property lines.  The greenbelts 
are on a berm and planted in conformance to ordinance standards.  The applicant has attached photographs 
of the existing greenbelt on the east side of the site which abuts some R-1B zoned parcels.  Combined with the 
existing heavily wooded rear yards, the proposed outdoor storage areas are completely screened from view.    
 

8. Tree Removal Permit.  A tree removal permit was previously approved for the site.  The approved permit 
required the replacement of 23 trees, all of which were provided as 8’ tall evergreen trees concentrated in 
the front of the site along Ecorse Road.  No change is proposed at this time. 

 
9. Signs.  The amended site plan does not propose any signage at this time. Monument signs were 

previously approved for the site along its Ecorse Road frontage.  The prospective tenant will likely be 
using the assigned area on the monument signs per their lease agreement. Any proposed wall signs must 
be submitted for administrative approval prior to installation.  

 
10. Lighting.  A detailed lighting and photometric plan was previously approved for the site. The plan 

included a dual-head light pole within the passenger vehicle parking areas on either sides of the building.  
The consolidation of the landscape islands is likely to impact the placement of the poles on the east side 
parking and storage area.  If poles are shifted, the applicant must ensure that illumination levels are 
maintained and the pole and fixture design remains the same.  
 

11. Architecture and Building Details.  No changes are proposed to the building architecture as part of this 
request.    
 

12. Fencing. The amended site plan proposes to enclose all of the trailer parking areas located on the north 
and south sides of Building 5  and the outdoor storage and van parking spaces located on the east side of 
Building 5.  The proposed fence is a combination of 8’ tall chain link in the interior areas and an 8’ tall 
decorative flat-top fence on the east side. Section 7.205 (B)((2)(a) permits 6 foot high decorative fences in 
the M-T district.  The Planning Commission has the discretion to allow for 8 foot tall fences for security 
purposes and also permit the use of chain link in areas that are not visible from public rights-so-way. The 
applicant’s proposed fence in conjunction with the landscaping meets the intent of the Ordinance.  
 

13. Section 5.101: Specific standards for accessory outdoor industrial storage: 
a. Accessory outdoor storage areas shall be located such that no materials, equipment, products or 

goods being stored outdoors are visible from a public right-of-way. 
The storage area located on the east side of the building is not visible from Ecorse Road or any 
other public right-of-way.   
 

b. Accessory outdoor storage areas shall be set back a minimum of one hundred fifty (150) feet 
from any residential district or use, and shall be completely screened from view from any residential 
district or use by a decorative masonry wall matching the materials used on the principal structure 
or a dense landscaping buffer on all sides necessary to completely obstruct the view of the stored 

51



 

Van Buren Township – Ashley Crossroads North Building 5 5 
April 8, 2021 
 
 

materials from the adjacent residential district or use. Compliance with this requirement may require 
the applicant to exceed the greenbelt landscaping requirements of Article 10 of this Ordinance. 
The outdoor storage is located over 150 feet from the edge of a residentially zoned parcel and over 
300 feet from an actual dwelling. The area is heavily screened with a fence, greenbelt berm and 
natural vegetation.   
 

c. Accessory outdoor storage areas shall be located only in a rear or side yard, but shall not be 
located in a required setback area. In the case of a site with multiple buildings, the rear or side 
yard shall be based on the configuration of all buildings on the site having a single common 
front, side, and rear yard instead of calculating yards for each building individually. 
The outdoor storage is located within the side yard outside of the 150’ setback.   
 

d. Accessory outdoor storage areas may not cover an area larger than twenty percent (20%) of the 
area of the ground floor area of the principal building.  
The proposed outdoor storage occupy a 2.4% area (15,570 sq. ft). 
 

e. The maximum height for stored materials is as follows: 
 

i.  Materials being stored in a rear yard area and located more than three hundred (300) feet from 
a residential district or use shall be no higher than six (6) feet below the top of the roof elevation 
of the principal building. In no case shall the stored materials exceed a height of twenty-four 
(24) feet.  
The outdoor storage proposed in the rear yard is dollys which are only a few feet tall and 
screened in the middle of the trailer staging areas. 
 

ii.  Materials being stored in a side yard or stored in a rear yard and located between 150 and 300 
feet from a residential district or use shall not exceed a height of eight (8) feet. 
The proposed storage in the side yard is for tractors, not materials. 

 
f. Accessory outdoor storage areas shall be located such that they do not impede or obstruct any 

parking, traffic, circulation, or landscaping area on the site. 
The proposed accessory storage areas are laid out with ample circulation around them.  
 

g. Accessory outdoor storage must be maintained in an orderly manner with no junk, trash, or debris. 
Materials shall be stored in durable containers. Non-durable containers and containers beyond their 
useful life or in a state of disrepair are prohibited in accessory outdoor storage areas. 
The tractors to be stored will be parked in designated spaces and will not include any junk or debris.  
 

h. Outdoor storage areas shall comply with all federal, state, county and local fire safety regulations. 
Adequate emergency access lanes shall be maintained around and through the storage area and to 
the building.  
The plan was previously reviews and approved for compliance with all safety regulations. No 
changes are proposed at this time that would impact compliance with any of these safety standards. 
.  
 

i. Outdoor storage areas shall be located on paved impervious surfaces and shall have adequate 
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storm water management systems. 
The accessory outdoor storage area is located in an area that was previously approved as a paved 
parking lot.  

 
RECOMMENDATION 
 
The applicant’s proposal at this time to amend the site is to enable them to accommodate the specific needs of a 
long term tenant. When the site plan was originally approved for the Building, it was presented as a speculative 
industrial building. However, a building of this size would need a major tenant whose needs are specific.  The 
proposed accessory outdoor storage is in keeping with the intent of the Zoning Ordinance and meets the required 
standards.  Therefore, we recommend that the Planning Commission grant preliminary and final site plan 
approval for the proposed Ashley Crossroads North Building 5 amended site plan, subject to the following 
conditions: 
 
1. Submission of any proposed wall signs for administrative approval and permitting. 
2. Installation of light poles in compliance with fixtures previously approved and maintaining required 

illumination levels. 
3. Planning Commission approval of the reduced parking and increased trailer staging proposed. 
3. Planning Commission approval of increased fence height from 6’ to 8’ and use of chain link for the interior 

fencing area. 
 
Respectfully, 
McKENNA 

 
   
 
 
 
 

Vidya Krishnan        
Principal Planner 
 
      
c: Dan Power, Director of Planning and Economic Development  

Matt Best, Van Buren Township Director of Public Services 
 Paul Kammer, FTCH, Township Engineers 

David McInally, Van Buren Township Fire Chief 
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PC Minutes 6‐12‐19 
Page 2 of 4 
 
Commissioners  expressed  difficulty  in  conceptualizing  without  plans  or  renderings,  discussed  the 
possibility of looking at other future land use designations, location of boat slips and docks, the total 
number of units, use of conditional rezoning, examples of similar housing developments  in the area 
and the projected time line for the amendment to the Future Land Use Map.  A layout concept will be 
provided at a future meeting, Sandy’s Marina will likely be utilized by most residents for boat docking 
and  storage,  70  units  is  the  target with  a maximum  of  74  to  75  units.  The Commission  asked  the 
applicant  if  the  timeline and conditional  rezoning will work  for  the development project, Mr.  Jones 
agreed the timeline and conditional rezoning would work for the development.   
 
Local Real Estate Broker, Therese Antonelli of Moving the Mitten discussed the target audience of the 
development being seniors and/or snowbirds who are  looking to downsize, gave examples of similar 
housing developments  in neighboring Canton  and expressed  the need  in  the  community  for  ranch 
homes and smaller compact dwellings with main floor masters to provide senior housing options.   
 
The Commission wants to direct staff with an “Intent to Plan” and work with McKenna Associates on 
the feasibility of adding a residential district and to have it presented at the July 10th meeting. 
 
Motion Boynton, Kelley second to send out the Notice of Intent to Plan.  Motion Carried. 
 
 
ITEM # 2  17‐030  –  ASHLEY  CAPITAL  CROSSROADS  NORTH  DISTRIBUTION  CENTER  – 

FINAL SITE PLAN APPROVAL. 
 
TITLE:  THE APPLICANT, ASHLEY CAPITAL, IS REQUESTING FINAL SITE PLAN APPROVAL 

TO  CONSTRUCT  A  DISTRIBUTION  CENTER.    THE  DISTRIBUTION  CENTER  IS 
PROPOSED TO CONSIST OF THREE (3) BUILDINGS TOTALING 1,579,325 SQUARE 
FEET OF SPACE. 

 
LOCATION:  THE  PROPOSED  DEVELOPMENT  IS  LOCATED  NEAR  THE  NORTHWESTERN 

INTERSECTION OF ECORSE ROAD AND HAGGERTY ROAD.   PARCEL  ID #V‐125‐
83‐008‐99‐0002‐703 & PARCEL ID #V‐125‐83‐005‐99‐0009‐701 (APPROXIMATELY 

158.5 ACRES). 
 
Allen Dresselhouse of Ashley Capital and  Joe Webb of Webb Design asked  to have  the  consultants 
present their review letters first and they would address any comments.   
 
Vidya  Krishnan  of  McKenna  Associates  presented  her  final  site  plan  review  letter  dated  6‐6‐19 
recommending  the  Planning  Commission  grant  final  site  plan  approval  to  the  Ashley  Capital 
Crossroads North project  to be  located on  the north  side  of  Ecorse Road, west  of Haggerty Road, 
subject to the condition below: 
 

1. Constructing the base of the monument signs with brick as the masonry material. 
 
David  Potter  of  Fishbeck  Associates  presented  his  final  site  plan  review  letter  dated  6‐7‐19 
recommending  engineering  site  plan  and  final  site  plan  approval  subject  to  the  review  comments 
noted in the letter, in the marked‐up plans and in accordance with the Engineering Standards Manual.  
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All  comments  must  be  addressed,  all  required  permits  must  be  obtained  from  Wayne  County 
Department of Public Services (stormwater, ROW, SESC, sanitary sewer) and EGLE/MDEQ (water main, 
sanitary sewer, wetlands) and the plans resubmitted  for  final approval  in an  Issued‐for‐Construction 
plan set prior to the scheduling of the pre‐construction meeting. 
 
Commissioner Boynton presented  the  Fire Department  review  letter dated  5‐30‐19  recommending 
approval  with  exceptions,  as  long  as  the  remaining  items  are  addressed  with  authority  having 
jurisdiction (AHJ). 
 
The applicant will have brick as the masonry material  for the monument signs, has spoken with the 
Fire Marshal to address the remaining items noted in the Fire review and has met with Director Akers 
to discuss the western most drive approach and traffic study for the intersection. 
 
Commissioners discussed  concern with eastbound  traffic making a  left  turn at  the  intersection,  the 
turn is narrow, having Township staff work with the applicant to monitor traffic and possibly have an 
additional traffic study if needed and adding a note to the plan to have staff and the applicant monitor 
the traffic flow and work together to address future issues.  The applicant agreed to add a note to the 
site plan, will work with Township  staff  to monitor  the  traffic  flow and when  tenants move  in will 
speak with the managers to make them aware of the intended traffic flow. 
 
No comments from the audience. 
 
Motion Kelley, Boynton second to grant Ashley Capital Crossroads North, final site plan approval to 
construct a distribution center,  located near the northwestern  intersection of Ecorse and Haggerty 
Roads, subject to and based on the analysis in the McKenna Associates review letter dated 6‐6‐19, 
Fishbeck Associates review letter dated 6‐7‐19, Fire Department review letter dated 5‐30‐19 with a 
note to be made on the plan that traffic is to be monitored going forward and staff will work with 
the applicant to address future issues.  Motion Carried.  (Letters attached) 
 
 
ITEM # 3  19‐022 – INFINITY HOMES TOWNSEND PARK – SITE PLAN AMENDMENT 
 
TITLE:  THE APPLICANT,  INFINITY HOMES,  IS REQUESTING AN AMENDMENT TO THE 

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

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

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

 
The applicant, Infinity Homes, was not present for the meeting. 
 
Motion Kelley, Franzoi second to table Infinity Homes request for a site plan amendment until the 
next meeting.  Motion Carried. 
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Applicant Timothy Shammas requests an extension to the effect of preliminary site plan 
approval that was granted to add a gasoline filling station to an existing shopping center, 
along with related site improvements. The preliminary site plan was conditionally approved on 
September 26, 2018. The location of the site is 41001 E. Huron river drive (parcel tax ID 
number 83 095 01 0231 010).  The property is located at the southwest corner of Haggerty 
Road and E. Huron River Drive. The property is zoned C-1 – General Business District. 
 
Because the original final site plan approval occurred in September 2018, over two years ago, 
terms regarding site plan expiration must be accounted for. The effect of a final site plan 
approval typically expires after one (1) year if construction activities have not commenced in 
that time. However, Section 12.207 of the Zoning Ordinance allows for the Planning 
Commission to consider an application by the owner, with cause shown, to extend site plan 
approval for a longer period. Staff believes that this enables the Planning Commission to grant 
an extension in this case to provide continuity following the September 26, 2018 approval. The 
Planning Commission is therefore requested to consider the applicant’s requested for site plan 
approval extension in addition to and prior to the requested for approval of the final site plan. 
 
Based on recommendations from the Township’s Principal Planner, Township Engineer and 
Chief Fire Inspector, the application is now ready for consideration for conditional 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; 
‐ A final site plan review letter from Vidya Krishnan, dated March 24, 2021; 
‐ A final site plan review letter from Paul Kammer, dated March 30, 2021; 
‐ A review letter from Andrew Lenaghan, dated March 22, 2021; 
‐ Copies of minutes of approval from the Planning Commission meeting held September 

26, 2018; and 
‐ Civil and architectural final site drawings (hard copy provided separately). 

 
I look forward to assisting with the discussion regarding this. 
 

Sincerely,  

MEMO  
 
TO: Van Buren Township Planning Commission 

FROM: Dan Power– Director of Planning and Economic Development 

RE: Planning Case 17-026: Metro Party Store - Requested Extension 
and Final Site Plan Review 

DATE: April 9, 2021 
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Dan Power, AICP 
Planning and Economic Development Director 
Public Services Department 
Charter Township of Van Buren 
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March 24, 2021 
 
Planning Commission 
Charter Township 
of Van Buren 
46425 Tyler Road 
Belleville, Michigan 48111 
 
 
Subject: VBT-17-026 Metro Park Party Store Gas Station/ 41001 E. Huron River Drive; Final Site 

Plan Review #7; Revised Site Plans Dated 2/20/2021. 
 
Dear Commissioners: 
 
Plans have been received from Timothy Shammas, to construct four (4) gasoline pumps with a canopy on 
a site located at the southwest corner of Haggerty Road and E. Huron River Drive.  The parcel has an 
area of 1.03 acres and has an existing 7,975 square foot building that is currently used as a party store 
and other retail and office uses.  The applicant received preliminary site plan approval from the Planning 
Commission on September 26, 2018, 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. Clear delineation of fire lane between the parallel and the perpendicular parking spaces, 

through pavement striping. This condition has been met.  The applicant has provided a fire lane 
with pavement marking (Sheet SP-1). 
 

2. Correction of plans to delete notation of “Fuel Pump Above” near the catch basin.  No pumps 
shall be located elsewhere on the site, other than the four shown below the canopy.  This 
condition has been met.  The required correction has been made to the plans and the erroneous note 
deleted. 
 

3. Clarification regarding cross access easement with adjacent property to west and copy of said 
agreement.  This condition has been met. The 20’ open access easement is still labeled on the site 
plan and the applicant has provided a cross-access agreement. 
 

4. Painting of the screen wall to match the building color and extension of the 6’ high wall along 
the entire south boundary line. This condition has been met. The applicant has added a note that 
the new screening wall will match the building. The wall will be extended along the south property lien 
to connect to the existing block wall which will be painted to match.     
 

5. Clarification on type of usable open space being proposed to meet the Ordinance 
requirement. This condition has been met.  The site plan proposes a brick paver plaza area on the 
northeast corner of which includes two benches surrounded by 3’ tall brick walls.  The plan notes the 
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elements will be in conformance to Township standards, which we assume is the recommended 
designs within the DDA area.  
 

6. Information regarding all on-site signage.  This condition can be met.  The applicant has noted 
details of proposed ground monument sign.  Elevation and color details of the proposed canopy and 
pump signage have been submitted.  The signage will be reviewed for conformance to the Ordinance.  
All signage must be submitted for permitting prior to installation and is subject to review and approval 
by Township Administration.  
 

7. Information regarding existing and proposed light fixtures and corrections to the photometric 
plans.  This condition can be met.  The applicant has clarified that 2 additional lights will be installed 
for a total of 3 fixtures on each pole.  The height of the poles is noted as 15’.  The addition of fixtures 
provides the required minimum illumination to the abutting sidewalks.   The luminaire schedule 
describes proposed wall mounted fixtures as “forward throw with flat lens”; however a cut sheet detail 
has not been included.  A cut sheet of the fixture must be submitted for administrative approval prior 
to installation.   

 
8. Labeling of all building materials and colors. This condition has been met.  The Planning 

Commission approved the elevations subject to all building materials and colors being labeled.  All 
building materials have been labeled with proposed color palette on the revised plans.  . 

 
9. Gas station canopy materials must be noted with a revised roof design.  This condition can be 

met.  Sheet SP-1 includes details of the proposed gas station columns to be brick wrapped and a 
pitched asphalt shingled roof.  Canopy material has not been noted but appears to be steel. The 
colored rendering does not indicate brick at the support columns; therefore the rendering, will be 
accepted as representative of the canopy color and signage only.  
 

RECOMMENDATION 
 
Most of the conditions of preliminary plan approval have been met at this time.  It is our understanding 
that they just got approval from Wayne County for the site’s engineering; which will be confirmed by the 
Township Engineer.  Therefore, we recommend that the Planning Commission grant final site plan 
approval for the proposed Metro Park Party Store Gas Station to be located at 41001 E. Huron River 
Drive subject to light fixture and signage approval prior to installation. 
 
Respectfully, 
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 Chief 
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March 30, 2021
Fishbeck Project Number 171556
Township Project Number 17-026

Director James Taylor
Director of Water and Sewer
Charter Township of Van Buren
46425 Tyler Road
Van Buren, MI 48111

Metro Party Store Gas Pumps Project
41001 Huron River Drive
Engineering and Final Site Plan Review

Dear Director Taylor:

At the request of the Charter Township of Van Buren (Township), Fishbeck has reviewed the Engineering and Final 
Site Plan dated February 20, 2021, for the proposed Metro Party Store Gas Pumps project, located at 41001 
Huron River Drive.

The existing site includes an 8,000-SF building and a 30-space parking lot. The proposed project includes the 
construction of four gasoline dispensers, a canopy, one underground storage tank, modifications to the existing 
storm sewer system including two new pretreatment structures and an underground storage structure, sidewalk, 
and various other site improvements.

Since receiving Wayne County Department of Public Services (DPS) Approval in December 2019, based on the 
plans submitted September 25, 2019, Fishbeck has been working extensively with the applicant to bring their 
plans up to the required standards outlined in the Township Engineering Standards Manual. Several iterations of 
comments and plan revisions have been made by Fishbeck and the applicant, respectively. Communication has 
been open with all parties involved during the process.

For the purpose of this review letter, Fishbeck has exclusively reviewed the set of plans submitted to and 
distributed by the Township Director of Planning and Economic Development, Dan Power. Previous iterations may 
be referenced for clarification, however, for a Final Site Plan and Engineering Approval, the plans submitted and 
dated February 20, 2021 will be used.

We have attached a summary of our review comments below:

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. The applicant will be required to submit an Issued for Construction Plan, dated with the most recent updates, 
that will be used by all parties during construction.
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2. The plan submittal, including the electronic version, should include all the sheets listed in the sheet index in 
the proper order as intended by the applicant.

3. All applicable Township Standard Design Detail Sheets must be included in the plans and indexed accordingly. 
The Township or Fishbeck can provide these sheets prior to the issuance of the Issued for Construction 
Plan set.

Water Main Service
Existing: The drawing indicates the location of the existing 12-inch watermain running east-west on Huron River 
Drive and the existing 2-inch water service to the main building and the existing water service shutoff valve.

Proposed: No water main service modifications or extensions are indicated on the drawings.

Sanitary Sewer
Existing: The drawings indicate the location of the existing 12-inch sanitary sewer running north-south on 
Haggerty Road and the existing sanitary service lead to the existing building. 

Proposed: No other sanitary sewer service modifications or extensions are indicated on the drawings. The 
drawings indicate, with a note, that the developer will field verify the existing sanitary sewer location and depth 
for a possible relocation, due to the service lines proximity to the canopy. The applicant will determine the need 
for relocation during construction plan development. 

Comments: 

1. Size and material of existing sanitary sewer service should be labeled on drawings. Information can be 
assumed based on downstream sanitary structure information.

Storm Sewer
Existing: The drawings indicates the existing building and parking lot collecting stormwater through a system of 
privately-owned catch basins and storm sewer pipes flowing into the existing unlabeled manhole near the south 
property line on the west side of Haggerty Road.

Proposed: The drawings indicate a proposed pretreatment facility near the existing catch basin No. 2 and a 
proposed underground storage area with pretreatment facility.

Comments: 

1. Applicant has submitted to Wayne County for stormwater plan approval and received a permit (R 19-024) 
dated December 3, 2019.

2. All calculated information should match with the corresponding detailed drawing(s).
a. The discharge structure outlet pipe detail indicated on sheet SP 5.1 is at a flat slope, whereas the outlet 

sizing calculation indicating a 0.4 slope. Upstream and downstream inverts are both at 649.70.
b. The outlet invert of the pump station indicated on sheet 5.1 does not match the manufacturers design on 

Sheet SP-11.
3. Applicant must indicate the source of back-up power for the pump station.
4. Tee oil separator cap appears to be incorrectly labeled 4 inches. Review and adjust accordingly.
5. The detail on sheet SP-10 indicating the KSI Riser Installation option for shallow bury applications indicates a 

topsoil installed over the underground detention system. The detail should updated to match the plan sheets.
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Paving and Grading
The site has two existing access driveways, one from Huron River Drive and one from Haggerty Road. The 
applicant is now indicating both driveways are to be modified to provide for wider entrances. A 5-foot wide 
concrete sidewalk is indicated to be constructed on Huron River Drive and Haggerty Road.

Comments:

1. The applicant shall coordinate with Wayne County to meet the Americans with Disabilities Act of 2010 (ADA) 
design standard requirements at the corner of the intersection of Haggerty Road and Huron River Drive in 
accordance with the details indicated in the plans.

Recommendation
At this time, we are recommending the Planning Commission grant Engineering and Final Site Plan approval, 
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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3/22/2021 
  
Department Building and Planning  
46425 Tyler Road  
Van Buren Twp, MI 48111  
 
Re: 17-026 
      Metro Party Store Gas Pumps  
 
To whom it may concern:  
Project Overview: The scope of work is to install gas pumps at the current location 
 
I have reviewed the site plan drawing and have approved them with exceptions: 
 
 
.  
 

1. A readily visible, durable sign in letters not less than 1 in. high on contrasting background that 
reads as follows is located on or adjacent to the door leaf: THIS DOOR TO REMAIN UNLOCKED 
WHEN THE BUILDINGINS OCCUPIED. NFPA 101-7.2.5.5.1(2) Shall be placed on both front 
and back exit doors. 

 
2. Emergency lighting NFPA 101-7.9 

 
3. Venting of pizza oven NFPA 101-9.2.2  

 
4. All commercial cooking equipment will comply with Chapter 50 of NFPA 1, and NFPA 96 

 
5. In addition to fire extinguishers located inside the building, fire extinguishers will be needed on the 

pump islands. NFPA 1 2018 42.7.2.6.2 
 

6. Addresses for all occupancies shall be above the front door and back doors. 
 

7. The turning radius of a Fire Department access road shall be approved by the AHJ 
             NFPA 1 18.2.3.5.3.1 
   

8. At attended motor fuel dispensing facilities, the devices or disconnects shall be readily accessible 
and labeled with an approved sign stating “EMERGENCY FUEL SHUTOFF” 
NFPA 30A 6.7.1 
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9. Warning signs shall be conspicuously posted in the dispersing area and incorporate the following 
or equivalent wording: 

 
WARNING: it is unlawful and dangerous to dispense gasoline into unapproved containers. 
NO smoking 
Stop Motor 
No filling of portable containers in or on a motor vehicle  
Place container on ground before filling 
Discharge your static electricity before refueling by touching a metal surface away from the nozzle 
DO not re-enter your vehicle while gasoline is pumping 
If a fire starts do not remove nozzle-back away immediately 
Do not allow individuals under licensed age to use pump 
 
 

Please note that all applicable NFPA codes apply as adopted by the Township of Van Buren. These 
should be referenced when moving forward with this project.  
 
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 Lenaghan 
 
Fire Marshal 
Van Buren Fire Department  
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ITEM # 2  18‐0025 – FINAL SITE PLAN APPROVAL 
 
TITLE:  THE APPLICANT, ASHLEY CROSSROADS SOUTH, LLC, IS REQUESTING SITE PLAN 

APPROVAL  TO  ADD  ADDITIONAL  CAR  PARKING  TO  SERVICE  THE  EXISTING 
BUILIDING 1. 

 
LOCATION:  SUBJECT PROPERTY  IS LOCATED AT THE CROSSROADS SOUTH DEVELOPMENT 

WHOSE ADDRESS IS 41775 AND 41873 ECORSE ROAD. 
 
Allen Dresselhouse gave  the presentation.   The  is request  is  for an additional  fifty‐nine  (59) parking 
spaces  for  FedEx  Smartpost,  applicant  has  added  four  (4)  bays  for  better  water  quality  and  has 
addressed landscaping and lighting at the site. 
 
Patrick Sloan of McKenna Associates presented his review letter dated 9‐20‐18.  The previous site plan 
review letter dated 8‐3‐18 identified several areas that required correction, the revised plan included 
all of the recommended corrections.  Therefore, McKenna Associates recommends site plan approval, 
subject to the review of the Township Engineer, Fire Marshal and Wayne County. 
 
Dave Potter of Fishbeck Associates presented his preliminary and final site plan review letters dated 9‐
25‐18 recommending the Planning Commission grant conditional final site plan approval at this time, 
subject to the applicant addressing the concerns and comments listed in the review letter. 
 
Director Akers presented the Fire Department review letter dated 9‐22‐18 recommending approval. 
No comments from the Commission or the audience. 
 
Motion Kelley,  Jahr  second  to grand Ashley Crossroads South, LLC  final  site plan approval  to add 
additional car parking  to service the existing building 1,  located at 41775 and 41873 Ecorse Road, 
subject  to  the  analysis  and  conditions  in  the McKenna  Associates  review  letter  dated  9‐20‐18, 
Fishbeck Associates review letters dated 9‐25‐18 and Fire Department review letter dated 9‐22‐18.  
Motion Carried.  (Letters Attached) 
 
 
ITEM # 3  17‐026 – PRELIMINARY SITE PLAN APPROVAL 
 
TITLE:  THE APPLICANT, TIMOTHY SHAMMAS, IS REQUESTING PRELIMINARY SITE PLAN 

APPROVAL TO ADD A GASOLINE FILLING STATION TO AN EXISTING SHOPPING 
CENTER. 

 
LOCATION:  41001  E.  HURON  RIVER  DRIVE.    THE  PROPERTY  IS  LOCATED  AT  THE 

SOUTHWEST CORNER OF HAGGERTY ROAD AND E. HURON RIVER DRIVE. 
 
Timothy Shammas gave the presentation.   The applicant  is seeking preliminary site plan approval to 
add gas pumps  for a  fueling  station at  the Metro Park Party Store.   Mr. Shammas was available  to 
answer any questions. 
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Patrick  Sloan of McKenna Associates presented his  review  letter dated 9‐19‐18  recommending  the 
Planning Commission grant preliminary site plan approval for the proposed gas station use, subject to 
the following conditions being satisfactorily addressed at final site plan review: 

1. Delineation and/or striping of fire lane. 
2. Delineation of the incorrect note regarding additional pump outside the canopy. 
3. Copy of the recorded cross access easement with the property to the west. 
4. The wall must be painted  to match  the building  color, and  the entire  south boundary must 

include 6‐foot high wall. 
5. Provision of usable open space area with landscaping. 
6. Information regarding all on‐site signage 
7. Information regarding existing and proposed light fixtures and correction to photometric plan. 
8. Correct labeling and approval of appropriate building materials and colors proposed. 

 
David  Potter  of  Fishbeck  Associates  presented  his  review  letter  dated  9‐21‐18  recommending  the 
Planning Commission  grant preliminary  site plan  approval  subject  to  the  following  conditions:    the 
applicant  shall  submit  detailed  engineering  plans  that  are  prepared  in  accordance  with  the  VBT 
Engineering Standards manual and address the following comments: 

 Sheet  SP‐1  –  Truck  wheel  tracking  shall  clearly  indicate  that  the  truck  vehicle  can  safety 
maneuver the proposed property  improvements, without the truck’s wheels driving over the 
non‐paved areas.   

 Sheet SP‐0, SP‐1 – Show the water shutoff valve. 

 Sheet SP‐5 – Label Stormceptor as proposed on profile view, not existing. 
 
Director Akers presented  the Fire Department  review  letter dated 9‐19‐18  recommending approval 
with comments. 
 
Commissioners  inquired  if  there will be  air or water  filling  at  the  location  and  if  the  applicant  can 
display the elevation to be correct on the plans.  There will be no air or water filling at the site and the 
applicant will bring elevation renderings that display more viewpoints to final site plan review.  
 
Motion  Kelley,  Boynton  second  to  grant  preliminary  site  plan  approval  to  add  a  gasoline  filling 
station to an existing shopping center located at 41001 E. Huron River Drive, based on the analysis 
and conditions  in the McKenna Associates review  letter dated 9‐19‐18, Fishbeck Associates review 
letter dated 9‐21‐18 and  Fire Department  review  letter dated 9‐19‐18.   Motion Carried.    (Letters 
Attached) 
 
GENERAL DISCUSSION:   
 
ITEM # 1    PUBLIC PARTICIPATION PLAN LARGE PROJECT DEFINITION 
 
Planning  Intern, Grace Moore, presented  the Public Participation Plan Large Project definition.   She 
asked  the Commission  for  feedback  to help define what  the  township  sees as a  large development 
project, with consideration to the proximity to residential areas.   
 
Commissioners discussed adding the proximity to residential/agricultural areas, anything that touches 
Belleville Lake, addressing the differences between the north and south side of the township, based 
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SIMPLE STYLE CASTING
3-FIXTURES STANDARD
TOP MOUNTED 

W/ LUNAR OPTICS

GV05012SB3NNZ
DOWNWARD  POSITION.
150W, 55V, HPS BALLAST
145 HP

12000 0.72 213

LUMINARIES SCHEDULE

Symbol Label Catalog NumberQty Description Lamp File Lumens LLF Watts

LUMINAIRE SCHEDULE

Symbol

HORIZONTAL POSITION.
ED-17 METAL HALIDE,
ONE 100-WATT CLEAR

Lamp

100M FT (WALL
LITHONIA #WST

Catalog Number

MTD)

WA 2

Label Qty

DISTRIBUTION WITH
CLEAR, FLAT GLASS

FORWARD THROW
SCONCE WITH
ARCHITECTURAL

Description

LTL11348.IES

File

0.728500

LLFLumens

140

Watts

7

SIMPLE STYLE CASTING
FIXTURE STANDARD
TOP MOUNTED 

W/ LUNAR OPTICS

GV05012SB3NNZ
DOWNWARD  POSITION.
150W, 55V, HPS BALLAST
145 HP

12000 0.72 213

DECORATIVE LGHT

78



79



   



80



KSI KSI KSI KSI

KSI KSI KSI KSI

81



KSI

KSI

KSI

KSI KSI

KSI

KSI

82



KSI KSI KSI KSI

83



84



85



86



87



88



                                                                                      
PROJECT REVIEW 

Phantom of Michigan, Inc. is requesting a Temporary Land Use permit for a tent sale of fireworks 
at the Lakewood Shopping Plaza at 2095 Rawsonville Road.  The use is proposed to be from June 
24, 2021 through July 4, 2021, 10:00 a.m. to 10:00 p.m.  Per the Zoning Ordinance, temporary 
uses that operate for more than seven (7) consecutive days require Planning Commission approval.   
 
Under Section 7 of Michigan Public Act 256 of 2011, local units of government are limited in their 
ability to regulate the sale of fireworks within their communities.  The Michigan Attorney General 
has issued an Opinion on this section of the Act (Opinion #7266), which states, “so long as the 
local ordinance does not prohibit fireworks vendors from undertaking their commercial operations 
in any way that other vendors may undertake their operations, the ordinance is not preempted by 
the Act.”  Therefore, fireworks vendors are subject to the same Zoning Ordinance regulations as 
any other temporary land use. 
 
In reviewing past applications for this temporary land use, the current application and the 
requirements of the Zoning Ordinance for temporary use approval, the following comments are 
pertinent to the Planning Commission. 
 

1. Adequacy of parking and access - The site currently has 877 public parking spaces, 31 of 
which are handicapped reserved.  The tent, portable storage container, and surrounding 
space will only remove approximately 30 regular parking spaces, the site will still have 
adequate parking while the temporary land use is ongoing. 
 

2. Adequate drainage - The site is in an existing parking lot that already has storm water 
drainage.  The tent and storage container will not affect the amount of impervious surface 
or water that would be diverted into the storm system.   
 

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

4. Size, height, and type of construction of proposed buildings and structures in relation to 
surrounding site - The tent and portable storage container are temporary in nature and tent 
sales regularly take place in parking lots, so no impacts are expected to the surrounding 
sites.  
  

MEMO  
TO: Van Buren Township Planning Commission 

 

FROM: Dan Power – Director of Planning and Economic 
Development 
 

RE: Review of Temporary Land Use Request #21-009 – 
Phantom Fireworks at Lakewood Shopping Plaza 

DATE: April 9, 2021 
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5. Sufficient setbacks from road right-of-ways and lot lines - The sales area is setback over 100 
feet from the right-of-way of the South I-94 Service Drive and over 30 feet from the adjoining 
outlot of the plaza to the west. 
 

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

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

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

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

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

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

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

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

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

15. Necessity of performance bond to ensure prompt removal - The property owner will be 
responsible for ensuring the site is returned to its pre-sale condition.   
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16. Other concerns which may impact the public health, safety, or general welfare -There are 

no additional concerns; however, the applicant is subject to the regulations of Act 256 and 
applicable regulations of the Fire Department. 
 

Recommendation  
This will be the ninth (9th) year that Phantom has operated at this location, and I am not aware of 
any complaints or issues that have taken place in the previous years.  Based on this review dated 
April 9, 2021, I recommend approval of this application subject to the following two (2) conditions: 
 

1. That the applicant obtains approval from the Van Buren Township Fire Marshall.   
2. That all proposed signage complies with the Zoning Ordinance. 
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March 9, 2021 
 
 
 
Director of Building and Planning 
46425 Tyler Road 
Belleville, MI 48111 
 
VBT 21-009 
 
 
Re:     Phantom of Michigan Fireworks Temporary Land use at 2095 Rawsonville Road.  
 
I have reviewed the plans submitted to my office on February 24, 2021 and found their application is 
in compliance with the Van Buren Township adopted codes as well as state regulations for fireworks 
sales.  
 
The Van Buren Fire Department will conduct an onsite inspection for Van Buren Township only. The 
State of Michigan will conduct the required inspection per license requirements from the State. 
 
 
 
  
Respectfully Submitted, 
 
 
Andrew Lenaghan 
Fire Marshal 
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PROJECT REVIEW 

Phantom of Michigan, Inc. is requesting a Temporary Land Use permit for a tent sale of fireworks 
at the Menards parking lot at 10010 Belleville Road.  The use is proposed to be from June 24, 
2021 through July 4, 2021, 10:00 a.m. to 10:00 p.m.  Per the Zoning Ordinance, temporary uses 
that operate for more than seven (7) consecutive days require Planning Commission approval.   
 
Under Section 7 of Michigan Public Act 256 of 2011, local units of government are limited in their 
ability to regulate the sale of fireworks within their communities.  The Michigan Attorney General 
has issued an Opinion on this section of the Act (Opinion #7266), which states, “so long as the 
local ordinance does not prohibit fireworks vendors from undertaking their commercial operations 
in any way that other vendors may undertake their operations, the ordinance is not preempted by 
the Act.”  Therefore, fireworks vendors are subject to the same Zoning Ordinance regulations as 
any other temporary land use. 
 
In reviewing past applications for this temporary land use, the current application and the 
requirements of the Zoning Ordinance for temporary use approval, the following comments are 
pertinent to the Planning Commission. 
 

1. Adequacy of parking and access - The site currently has adequate public parking spaces, 
and has the appropriate number handicapped reserved.  The tent, portable storage 
container, and surrounding space will remove regular parking spaces, but the site will still 
have adequate parking while the temporary land use is ongoing. 
 

2. Adequate drainage - The site is in an existing parking lot that already has storm water 
drainage.  The tent and storage container will not affect the amount of impervious surface 
or water that would be diverted into the storm system.   
 

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

4. Size, height, and type of construction of proposed buildings and structures in relation to 
surrounding site - The tent and portable storage container are temporary in nature and tent 
sales regularly take place in parking lots, so no impacts are expected to the surrounding 
sites.  
  

MEMO  
TO: Township Planning Commission 

 

FROM: Dan Power – Director of Planning and Economic 
Development 
 

RE: Review of Temporary Land Use Request #21-014 – 
Phantom Fireworks Menards 

DATE: April 9, 2021 
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5. Sufficient setbacks from road rights-of-way and lot lines - The sales area is setback more 
than 50 feet from the right-of-way of Belleville Road and more than 30 feet from the 
adjoining property to the west. 
 

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

7. Trash disposal and site clean-up - Phantom will be responsible for all trash disposal and site 
clean-up in relation to their agreement with Menards.   
 

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

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

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

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

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

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

 
14. Off-site impacts of traffic volumes - The roads in the immediate vicinity are major Township 

roads, and this temporary use will not impact their flow or travel volumes.   
 

15. Necessity of performance bond to ensure prompt removal - The property owner will be 
responsible for ensuring the site is returned to its pre-sale condition.   
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16. Other concerns which may impact the public health, safety, or general welfare -There are 
no additional concerns; however, the applicant is subject to the regulations of Act 256 and 
applicable regulations of the Fire Department. 
 

Recommendation  
This will be the second year that Phantom has operated at this location, and I am not aware of any 
complaints or issues that have taken place at this location or Phantom Fireworks’ other location in 
the Township (Lakewood Shopping Center) in previous years.  Based on this review dated April 9, 
2021, I recommend approval of this application subject to the following two (2) conditions: 
 

1. That the applicant obtains approval from the Van Buren Township Fire Marshall.   
2. That all proposed signage complies with the Zoning Ordinance. 
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March 18, 2021 
 
 
 
Director of Building and Planning 
46425 Tyler Road 
Belleville, MI 48111 
 
 
Re:     Phantom of Michigan Fireworks Temporary Land use 10010 Belleville Rd.   
 
VBT 21-014 
 
I have reviewed the plans submitted to my office on March 17, 2021 and found their application is in 
compliance of the state regulations for fireworks sales.  
 
The Van Buren Fire Department will conduct an onsite inspection for Van Buren Township only. The 
State of Michigan will conduct the required inspection per license requirements from the State. 
 
 
 
  
Respectfully Submitted, 
 
 
Andrew Lenaghan 
Fire Marshal 
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PROJECT REVIEW 

TNT Fireworks is requesting a Temporary Land Use permit for a tent sale of fireworks at the Belleville 
Road Walmart, Store #2872, at 10562 Belleville Road.  The use is proposed to be from June 22, 
2021 through July 5, 2021.  Per Section 7.120 of the Zoning Ordinance, temporary land uses that 
operate for more than seven (7) consecutive days require Planning Commission approval.  
  
Under Section 7 of Michigan Public Act 256 of 2011, local units of government are limited in their 
ability to regulate the sale of fireworks within their communities.  The Michigan Attorney General 
has issued an Opinion on this section of the Act (Opinion #7266), which states, “so long as the 
local ordinance does not prohibit fireworks vendors from undertaking their commercial operations 
in any way that other vendors may undertake their operations, the ordinance is not preempted by 
the Act.”  Therefore, fireworks vendors are subject to the same Zoning Ordinance regulations as 
any other temporary land use. 
 
I have reviewed the application and the requirements of Section 7.120 for temporary land use 
approval and have the following comments: 
 

1. Adequacy of parking and access (Section 7.120(C.1)) – The site has 714 public 
parking spaces, 23 of which are handicapped reserved.  The site is currently is over-parked, 
and the tent will have a limited impact on the number of available parking spaces. The tent 
and surrounding buffer will occupy roughly 16 parking spaces. This site is located in the 
heart of Van Buren’s downtown district, and sufficient access is available. 

2. Adequate drainage (Section 7.120(C.2)) – The site is in an existing parking lot that 
already has storm water drainage.  The tent will not affect the amount of impervious surface 
or water that would be diverted into the storm system. 

3. Compatibility with surrounding land uses (Section 7.120(C.3)) – The surrounding 
parcels are all commercial in nature, and this temporary land use is not expected to impact 
the surrounding commercial uses. 

4. Size, height, and type of construction of proposed buildings and structures 
in relation to surrounding site (Section 7.120(C.4)) – The tent is temporary in nature, 
and the parking lot, Walmart store, and the surrounding commercial businesses will not be 
impacted by the bulk of the tent. 

5. Sufficient setbacks from road rights-of-way and lot lines (Section 7.120(C.5)) 
– The tent is located behind a landscaping island within the Walmart Parking Lot near the 
southeast corner of the site.  It is over 100 feet from the southern lot line, and 20 feet from 

MEMO  
TO: Township Planning Commission 

 

FROM: Dan Power – Director of Planning and Economic 
Development 
 

RE: Review of Temporary Land Use Request #21-012 – TNT 
Fireworks 

DATE: April 9, 2021 
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the interior service road.  Therefore, the setbacks are sufficient and the tent will not impact 
traffic flow or adjoining commercial businesses. 

6. Adequate utilities (Section 7.120(C.6)) – TNT Fireworks will supply its own electrical 
generation.  The generator and electrical hook-up will be inspected to ensure compliance 
with National Fire Protection Association requirements. 

7. Trash disposal and site clean-up (Section 7.120(C.7)) – TNT Fireworks will be 
responsible for all trash disposal and site clean-up in relation to their lease agreement with 
Walmart. 

8. Sanitary facilities (Section 7.120(C.8)) – Walmart has authorized all customers and TNT 
employees to use its restroom facilities. 

9. Hours of operation (Section 7.120(C.9)) – The hours of operation will be from 9:00 
a.m. to 10:00 p.m.  Although Van Buren Township has a Fireworks Ordinance (adopted in 
1986) which requires fireworks sales to conclude at 9:00 p.m., Act 256 preempts this 
requirement as there is no restriction on the hours of operation for other temporary uses.  
However, staff are not aware of any complaints with TNT Fireworks closing at 10:00 p.m. 
in previous years, so the hours of operation approved last year are reasonable and we 
recommend the same hours of operation for this year. 

10. Outdoor light and signs (Section 7.120(C.10)) – No exterior lights are 
provided.  Interior lights will be hung inside the tent.  Although no temporary commercial 
sign permit requests have been received, the Zoning Ordinance permits one (1) 32 sq. ft. 
temporary sign for a period not to exceed 30 days.  Any temporary signage must comply 
with the Zoning Ordinance before it obtains a sign permit from the Building Department. 

11. Other licenses and permits required (Section 7.120(C.11)) – Last year, the 
applicant provided the Township with their Consumer Fireworks Retail Facility: Non-
Permanent license.  A current license must be provided by the applicant prior to the 
establishment of the temporary use.  The Van Buren Fire Marshal shall be separately issuing 
his review letter.   

12. Potential noise, odor, dust, and glare (Section 7.120(C.12)) – The proposed 
temporary use should not increase the noise, odor, dust of glare from their use.   

13. Fire lanes, fire protection, and security (Section 7.120(C.13)) – The Van 
Buren Fire Marshal shall review the application for adequacy of fire lanes and fire 
protection.  The site will be continually staffed.  During non-operating hours, all products 
will stored inside the tent and tent security will be maintained at all times by the tent operator 
or their representative. 

14. Off-site impacts of traffic volumes (Section 7.120(C.14)) – The road in the 
immediate vicinity is a major Township road (Belleville Road) and this temporary use will 
not impact the flow or travel volumes.  During 2014’s Public Hearing, a resident raised a 
concern of the launching of fireworks at the site.  No fireworks are permitted to be launched 
within 300 feet. 

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

16. Other concerns which may impact the public health, safety, or 
general welfare (Section 7.120(C.16)) – There are no additional concerns; however, 
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the applicant is subject to the regulations of Act 256 and applicable regulations of the Fire 
Department. 

 
Recommendation  
This would be the seventh (7th) year that TNT Fireworks has been granted a temporary land use 
permit to operate at this location, and I am not aware of any issues or concerns from those previous 
years.  I recommend approval of this application subject to the following conditions: 
 

1. That the applicant obtains approval from the Van Buren Township Fire Marshal.   
2. That all proposed signage complies with the Zoning Ordinance. 
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March 10, 2021 
 
 
 
Director of Building and Planning 
46425 Tyler Road 
Belleville, MI 48111 
 
 
 
Re: American Promotional Events Inc. /TNT Fireworks 
       Wal-Mart Parking Lot, 10562 Belleville Rd 
       VBT 21-012 
        
        
To whom it may concern: 
 
I have reviewed a site plan received on March 9, 2021 for the above referenced project.  
 
Project Overview: 
 
The site plan is for a temporary fireworks retail facility. Included in the permit application package is a 
letter of authorization signed by TNT and Wal-Mart representatives. Also included, is the site plan for 
the stand, showing the location of the tent as it sits in the store parking lot as well as proof of 
insurance.  
 
The Temporary facility and the retail sales of fireworks must comply with NFPA 1124 as required by 
the State of Michigan and the Township of Van Buren. 
 
Upon approval from the State of Michigan Bureau of Fire Services, and the issuance of a tentative 
permit to sell fireworks, the site will be inspected by the Van Buren Township Fire Department.  
 
A detailed floor plan showing the location of tables, displays and exits shall be kept on site of the 
CFRS location.   
 
 
Respectfully submitted, 
 
Andrew Lenaghan  
Fire Marshal  
Van Buren Township Fire Department  
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Michigan Department of Licensing and Regulatory Affairs
BUREAU OF FIRE SERVICES
611 W. OTTAWA ST., 4TH FLOOR
LANSING, MI 48913

Chuck Friese
American Promotional Events, 
Inc - East d/b/a TNT Fireworks
PO BOX 7
THREE RIVERS MI 49093

GRETCHEN WHITMER
Governor

STATE OF MICHIGAN
Michigan Department of Licensing and Regulatory Affairs

TYPE OF CONSUMER FIREWORKS RETAIL FACILITY: TEMPORARY
ISSUED TO THIS CONSUMER FIREWORKS RETAIL FACILITY PURSUANT TO THE MICHIGAN 
FIREWORKS SAFETY ACT, P.A. 256 OF 2011.

THIS CERTIFICATE REMAINS THE PROPERTY OF THE MICHIGAN DEPARTMENT OF
LICENSING AND REGULATORY AFFAIRS (LARA), AND IS TRANSFERABALE UNDER
CONDITIONS SPECIFIED IN MCL 28.454(6), MICHIGAN FIREWORKS SAFETY
ACT. THIS CERTIFICATE IS SUBJECT TO PAYMENT OF CERTIFICATE FEES FOR 
INITIAL AND ANNUAL APPLICATION OR TRANSFER FEES.

Chuck Friese
TNT FIREWORKS
10562  BELLEVILLE RD
BELLEVILLE MI 48111

Certificate Number
CT00202

Expiration Date:
04/30/2022

This document is duly 
issued under the laws of 
the State of Michigan

COMPLAINT INFORMATION:
THE ISSUANCE OF THIS LICENSE SHOULD NOT BE CONSTRUED AS A 
WAIVER, DISMISSAL OR ACQUIESCENSE TO ANY COMPLAINTS OR 
VIOLATIONS PENDING AGAINST THE LICENSEE, ITS AGENTS OR 
EMPLOYEES.

FUTURE CONTACTS:
YOU SHOULD DIRECT INQUIRIES REGARDING THIS LICENSE
OR ADDRESS CHANGES TO THE DEPARTMENT OF LICENSING
AND REGULATORY AFFAIRS BY CALLING (517) 241-8847

YOUR LICENSE MUST BE DISPLAYED IN A PROMINENT PLACE.

14042020
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