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CHARTER TOWNSHIP OF VAN BUREN  
PLANNING COMMISSION AGENDA  

Wednesday, June 23, 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/98190119669 
 Or dial in by phone: 1 312 626 6799   

 Webinar ID: 981 9011 9669 
 

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 June 9, 2021.  
           
CORRESPONDENCE   
 
PUBLIC HEARING 
 
OLD BUSINESS 
 
NEW BUSINESS  
 
ITEM # 1        CASE 21‐010‐ VBTS, LLC / 44145 YOST ROAD – PRELIMINARY AND FINAL SITE PLAN APPROVAL 

 
TITLE:           THE APPLICANT, ROB WAGNER OF MIDWESTERN CONSULTING, ON BEHALF OF OWNER VBTS, 

LLC, HAS APPLIED TO CONSTRUCT A 5,400 SQUARE FOOT ROOFED STRUCTURE TO BE USED FOR 
SHELTERING A WASTE TRANSFER AREA, ALONG WITH RELATED SITE IMPROVEMENTS.  

 
LOCATION:  44145 YOST ROAD (PARCEL NUMBER 83 009 99 0004 001).  THIS SITE IS ROUGHLY 1.2 ACRES IN 

AREA AND IS LOCATED ON THE SOUTH SIDE OF YOST ROAD, EAST OF SHELDON ROAD. THE 
PARCEL IS ZONED M‐1 – LIGHT INDUSTRIAL. 

 
ACTION ITEMS:    A.   Presentation from Township Staff 

B.   Presentation from Applicant 
C.   Planning Commission discussion 
D.  Public comment 
E.  Planning Commission considers approval 

 
ITEM #1  CASE 21‐022 – NORLIN INVESTMENT, LLC / DEBUCKS CORN MAZE AND PUMPKIN PATCH 
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TITLE:   APPLICANT  SCOTT  DEBUCK  IS  REQUESTING  AN  EXTENSION  TO  A  PREVIOUS  EIGHT‐YEAR 

TEMPORARY  LAND  USE  APPROVAL  FOR  AGRICULTURAL  TOURISM  AND  RECREATION  USES 
GRANTED BY THE PLANNING COMMISSION ON JUNE 26, 2013.  

 
LOCATION:  PARCEL NUMBER 83‐121‐99‐0008‐000, ALSO KNOWN AS 50240 MARTZ ROAD AND 83 122 99 

0002 000.   THE SUBJECT PARCELS ARE LOCATED ON THE NORTH AND SOUTH SIDES OF MARTZ 
ROAD BETWEEN HOEFT AND RAWSONVILLE ROADS AND ARE ZONED AG – AGRICULTURAL AND 
ESTATES. 

 
ACTION ITEMS:    A.  Presentation by Township staff 

B.  Presentation by the applicant 
C.  Planning Commission discussion 
D.  Planning Commission considers Action on Temporary Land Use extension 

 
 
GENERAL DISCUSSION AND UPDATES 

 Commissioner introduction 

 Trainings 

 Meeting format 
 
 
ADJOURNMENT 
 
 



 CHARTER TOWNSHIP OF VAN BUREN 
PLANNING COMMISSION ‐ VIRTUAL MEETING ON ZOOM 

June 9, 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 7:31 p.m. 
 

ROLL CALL: 
Present: Atchinson, Budd, Kelley, Cullin and Thompson. 
Excused: Jahr. 
Staff: Director Power, Director Best and Secretary Harman. 
Planning Representatives: McKenna Associate, Vidya Krishnan and Fishbeck Associate, Stephen 
Clayton. 
Applicant(s) in Attendance: Peter Bedder on behalf of Kalitta Air LLC. 
Audience: Two (2). 
 

APPROVAL OF AGENDA:  
Motion Kelley, Cullin second to approve the agenda of June 9, 2021 as presented. 
 
Roll Call: 
Yeas: Budd, Atchinson, Kelley, Cullin and Thompson. 
Nays: None. 
Absent: Jahr. 
Motion Carried. 
 
APPROVAL OF MINUTES: 
 

Motion Budd, Atchinson second  to approve  the  regular meeting minutes of May 26, 2021 as 
presented. 
 

Roll Call: 
Yeas: Cullin, Kelley, Atchinson, Budd and Thompson. 
Nays: None. 
Absent: Jahr. 
Motion Carried. 
 
NEW BUSINESS: 
 
ITEM #1:  19‐038 CAMPING WORLD – PRELIMINARY AND FINAL SITE PLAN AMENDMENT 

APPROVAL. 
 
  THE APPLICANT, DERRICK MATTER/CAMPING WORLD,  IS  SEEKING AMENDED 

PRELIMINARY  AND  FINAL  SITE  PLAN  APPROVAL  TO  AMEND  A  PREVIOUSLY 
APPROVED  FINAL  SITE  PLAN  BY  RENOVATING  THEIR  EXISTING  BUILDING  IN 
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PLACE OF DEMOLISHING A  PORTION OF  THE  BUILDING AND  REDUCING  THE 
PROPOSED SIZE OF A REDEVELOPED RV PARKING AND STORAGE AREA ON THE 
SITE. 

 

LOCATION:  THE SITE IS LOCATED AT 43646 N. I‐94 SERVICE DRIVE (TAX PARCEL ID #83‐060‐
01‐0001‐001), ON THE NORTH SIDE OF THE N.  I‐94 SERVICE DRIVE, BETWEEN 
DEWITT AND MORTON TAYLOR ROADS. 

 

Director Power gave the presentation and informed the Commission and the audience that the 
applicant has requested to postpone approval until a later meeting in order to address items in 
the Fire Departments review.  Director Power displayed the site plan, an aerial image of the site 
and a preliminary color rendering.  The request is to consider approval of an amended combined 
preliminary and final site plan for the Camping World site redevelopment.  The redevelopment 
involves maintaining  the  roughly 15,633  sq.  ft. east wing of  their existing building  instead of 
demolishing it, retaining the remainder of the building with an area of 28,139 sq. ft., along with 
the creation of a new RV parking and sales area on site and related site improvements.  Director 
Power  has  received  recommendations  from  the  Principal  Planner  and  Township  Engineer, 
however,  fire  safety  issues  have  prompted  additional  discussion  with  the  Fire  Department 
regarding access and fire suppression needs.   
 
Vidya  Krishnan  of McKenna  Associates  presented  her  staff  review  letter  dated  6‐4‐21.    The 
applicant’s amended plan is significantly in compliance to the originally approved plan with the 
only major notable change being the retention of the entire building footprint, resulting in the 
corresponding decrease  in outdoor RV storage space and the elimination of the propane tank 
station.   The few remaining  items can be easily addressed and therefore, McKenna Associates 
recommends preliminary and  final approval of the amended sit plan, subject to the  following 
conditions: 

1. Clarification regarding the areas  included  in the 2,501 square feet of open space being 
provided. 

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

3. Submission of a colored rendering of the proposed building. 
 
Stephen  Clayton  of  Fishbeck  Associates  presented  his  staff  review  letter  dated  6‐4‐21 
recommending the Planning Commission grant the Camping World project, engineering and final 
site plan approval, subject to the comments noted in the review letter and in accordance with 
the Township’s Engineering Standards manual. 
 
No comments from the Commission or the audience. 
 
The applicant has asked that no action be taken at this meeting and we’ll present for action at a 
later date. 
 
Director Power will provide a  set of  complete and updated elevations when  they have been 
presented by the applicant. 
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ITEM #2:  21‐008 – KALITTA AIR LLC 
 
  STAFF WILL PROVIDE AN UPDATE ON A PROPOSED  SITE PLAN  FOR A 25,430 

SQUARE  FOOT  BUILDING WITH  THREE  (3)  FLIGHT  SIMULATORS, OFFICE AND 
TRAINING SPACES, ALONG WITH PARKING AND RELATED SITE IMPROVEMENTS.  
THE  PROPOSED BUILDING WILL BE  THREE  (3)  STORIES AND  44  FEET AND  10 
INCHES TALL WITH A TOTAL FLOOR AREA OF 55,241 SQUARE FEET. 

 

LOCATION:  50206  TYLER  ROAD  EXTENSION  (TAX  PARCEL  ID  #83‐189‐99‐0008‐000).    THE 
PROPERTY  IS LOCATED ON THE NORTH SIDE OF THE TYLER ROAD EXTENSION 
NEAR THE BORDER WITH YPSILANTI TOWNSHIP. 

 
Director Power presented his staff review dated 6‐4‐21. Kalitta Air  is proposing to pursue two 
phases of construction, the first of which will involve the construction of a 25,430 sq. ft. office 
and training building containing flight simulators, along with parking lot improvements including 
replacement of existing parking areas and the addition of 71 parking spaces and related site and 
storm water  improvements.    These  improvements  are  in  addition  to  an  existing  site which 
contains  roughly 146,830 sq.  ft. of combined office, warehouse, simulator and hangar spaces 
currently used by Kalitta Air, a private flight charter company.  The proposed site includes two 
(2) proposed lease parcels with a combined acreage of 17.57 acres with a location of 843 Willow 
Run Airport.   
 
The site plan request was reviewed based on Zoning Ordinance standards described in Section 
3.118  (D)  (AP  –  Airport  District)  allowing  for  a  modified  site  plan  review  procedure  for 
developments located at public airports.  This involves reviewing the area, height and placement 
of the principle use;  its parking,  loading and access management; environmental performance 
standards; and screening, landscaping and other Ecorse and Beck Road adjacency requirements. 
 
Director Power recommends conditional approval of the submitted civil site plan set dated 1‐29‐
21, subject to conditions per the following comments in his staff review letter dated 6‐4‐21: 

 All necessary approvals  from the Wayne County Airport Authority  (WCAA) and Wayne 
County Department of Public Services must be obtained prior to construction. 

 Staff will provide a final review of the applicant’s off‐street parking analysis.  If accepted, 
this analysis must be added to the notes on the final “issue for construction” site plan. 

 Double striping shall also be shown for all parking spaces. 

 The final issued‐for‐construction civil site plan submittal shall be signed and sealed by a 
professional Engineer. 

 An existing  conditions drawing  shall be provided or a  revision  to  sheet C‐1.1  shall be 
provided which shows the full extent of the parcel boundaries of the leased parcels used 
by Kalitta Air. 

 The revision date on the final site plan set must be updated for clarity. 

 Prior to construction, the applicant shall obtain any necessary permits for connections to 
Van Buren Township’s utilities systems. 

 Prior  to  construction,  final  engineering  review  shall  be  provided  by  the  Van  Buren 
Township  Engineer  to  demonstrate  compliance  with  the  Township’s  engineering 
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standards.    As  necessary,  a  preconstruction  meeting  shall  be  scheduled  with  the 
Township. 

 
No comments from the Commission. 
 
Resident inquired if there was any way to give the project a Van Buren Township address rather 
than an Ypsilanti address.  Peter Bedder on behalf of Kalitta Air, informed the Commission and 
the audience that the address was set up through Ypsilanti decades ago.  The property is also a 
leased property with a 20‐30 year lease agreement with the airport.  Director Power will look into 
the possibility of the applicant acknowledging and clarifying the property is located in Van Buren 
Township on the site plan. 
 
GENERAL DISCUSSION: 
 

Director Power  informed that the next Planning Commission meeting will be held on June 23, 
2021 and there will likely be 1 or 2 temporary land use requests on the agenda. 
 
ADJOURNMENT: 
 

Motion Cullin, Kelley second to adjourn the meeting at 8:06 p.m.  Motion Carried. 
 
Respectfully submitted, 
 
 
Christina Harman 
Recording Secretary 
 





 

 
 

 

   
The Van Buren Township Planning Commission is requested to consider a request by Applicant, 
Rob Wagner of Midwestern Consulting, on behalf of owner VBTS, LLC to construct a 5,400 square 
foot roofed structure to be used for sheltering a waste transfer area, along with related site 
improvements.  
 
This project was introduced to the Planning Commission at their regular meeting on March 24, 
2021, where the Commission provided initial feedback regarding a pending request to the Board 
of Zoning Appeals for setback variances which are necessary to facilitate the placement of the 
structure. The need for the structure is driven by a requirement for the business’s license by the State 
of Michigan EGLE. The BZA granted the requested variance at their meeting on April 13, 2021. 
Minutes of the Planning Commission’s and BZA’s meetings and documentation from EGLE are 
included with this packet, along with reports from the Township’s Principal Planner, Engineer and 
Fire Marshall. We recommend conditional approval based on the recommendations of these plan 
reviewers.  
 
Thank you for the opportunity to assist with this review. 
 

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 
 Paul Kammer – Van Buren Charter Township Engineer – Fishbeck 
 Andrew Lenaghan – Van Buren Charter Township Fire Marshall 
 Matthew Best, M.S. - Public Services Director, Van Buren Charter Township 
 Robert C. Wagner – Midwestern Consulting, Inc. 
 Kevin Ramirez – VBTS, LLC 

MEMO  
 

TO: Van Buren Township Planning Commission  

FROM: Dan Power– Director of Planning and Economic Development 
RE: SPR 20-026 - 44145 Yost Road Waste Transfer Station – 

Preliminary and Final Site Plan Review 
DATE: June 18, 2021 



 

June 4, 2021 

 

 

Planning Commission  

Charter Township of Van Buren 

46425 Tyler Road 

Belleville, Michigan 48111 

 

Subject: VBT-20-026 Yost Waste Transfer Station / 44145 Yost Road; Site Plan Review #3; Revised 

Site Plans Dated April 26, 2021. 

 

Dear Commissioners: 

 

The applicant, VBTS LLC, proposes to construct a new building addition at 44145 Yost Road. The site is located 

along Yost Road east of Sheldon Road, and has a tax parcel identification number: V-125-83-009-99-0004-001.  

The site is zoned M-1 (Light Industrial District), and has a total area of 1.5 acres. 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. Zoning and Use. The site is currently zoned M-1 (Light Industrial District).  The site is an existing 
private solid waste transfer station.  As part of its State licensing requirements, the applicant is 
required to enclose outdoor storage area to comply with State Regulations.  
 
Solid waste facilities are not permitted in the M-1 District.  The existing use is a non-conforming use. 
The applicant’s proposal to build an addition to enclose the outdoor storage areas on the south side 
of the site constitutes an expansion of a non-conforming use.  Per Section 14.106, sub-section (D): 
Nothing in this Section shall be deemed to prevent the strengthening or restoration to a safe 
condition of a structure in accordance with an order of a public official who is charged with protecting 
the public safety and who declares such structure to be unsafe and orders its restoration to a safe 
condition, provided that such restoration is not otherwise in violation of the various provisions of this 
Section prohibiting the repair or restoration of partially damaged or destroyed structures or signs.   
 
Therefore, the proposal will be processed as an expansion of a non-conforming use resulting from 
the need to comply with State safety regulations.    
 

2. Required Information. All of the information required per Section 12.203 of the Zoning Ordinance has 
been provided at this time with the exception of fire lane delineation.  The plan notes that signs will be 
posted on the building that the area is active for loading/unloading only.   This was deemed acceptable 
by the Fire Department at preliminary discussions. 
 

3. Dimensional Requirements. The required front, rear and side yard setbacks for the M-1 District are 
50 feet, 40 feet, and 40 feet, respectively. The proposed building addition is located at a side yard 
setback of 7.89 feet and a rear yard setback of zero feet.  The BZA approved the variance for the 
yard setbacks at its 4/13/21 meeting. 
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4. Access and Circulation. 
 

a. Location of Curb Cuts. The site currently has a 30’ access drive that is shared with the 
site to the east.  Copy of the shared driveway easement has been submitted. VBTS is the 
entity noted as “South Yost” in the shared driveway agreement. The driveway is currently in 
good condition and will be maintained by VBTS. 

 

b. Cross Access. Cross access exists with the property to the east. Cross access to the west 
is not applicable to this proposal.  

 

c. Sidewalks. There are no sidewalks along the site’s frontage and none in the area.  At this 
time the area is a heavy industrial use area with little to no pedestrian activity.  Sidewalks 
are not being required at this time; however, the applicant must execute an agreement to 
construct a sidewalk along the site’s frontage at a future date when such sidewalks are 
required as part of a larger redevelopment of the area.  The site plan includes a note to 
this effect on Sheet 3 of the submittal. 
 

d. Truck Circulation.  Specific truck circulation movements have been detailed on the site 
plan.  

 

5. Parking and Loading. Parking requirements are as follows: 
 

a. Space Dimensions. The site plan includes an area for employee parking, which delineates 4 
parking spaces which are now double stiped and provided with compliant dimensions. 
 

b. Number of Parking Spaces. Parking requirement for the subject site is “Five (5), plus either one 
(1) per each 550 square feet gross floor area or one (1) per each employee at peak shift, whichever 
is greater.”  The applicant has stated the business typically employs two people. With 2,680 sq. ft. 
of existing gross floor area with a proposed addition of 5,400 sq. ft. of gross floor area, 15 parking 
spaces are required. The site plan is deficient by 11 parking spaces.  Section 9.101 (J) grants the 
Planning Commission discretionary authority to modify the parking requirement subject to adequate 
justification and reasoning to be provided by the applicant. The applicant has provided a site-data 
parking requirements report in this submittal. The report shows no more than 3 employees are ever 
on the site. We find the shortfall of required parking adequate based on this report and recommend 
the Planning Commission approve the request for parking modification. 

 
c. Loading. The site plan details multiple loading docks on the site plan. For the proposed building 

size one 10 ft. x 50 ft. loading space is required, which is shown dimensioned in the rear yard. 
 

6. Landscaping and Screening.  A landscape plan has been submitted. 
 

a. Landscaping Adjacent to Right-of-Way. Section 10.103(A) requires lot frontage 
landscaping of 1 deciduous tree/40 lineal feet + 1 ornamental tree/100 lineal feet + 8 
shrubs/40 lineal feet.  The site has a frontage of 281’ on Yost Road excluding the access 
drive, which requires a total of 7 deciduous trees + 3 ornamental trees + 56 shrubs.  The 
landscape plan shows numerous existing deciduous trees along the Yost Road right-of way.  
The applicant’s response letter dated 4/28/21 states that there are existing understory trees 
like sumac and dogwood which satisfy the requirement.  A view of the aerial images 
indicates several trees and an existing evergreen hedge along the front greenbelt.  The 
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applicant is proposing the existing hedge row along Yost Road in lieu of the required shrubs. 
Google imagery of the site confirms an opaque screen of hedges along the Yost Road right-
of-way, satisfying the shrub requirement. 
 

b. Parking Lot Landscaping. Section 10.103(B)(1) requires all parking lots to be 
landscaped and screened from adjoining public rights-of-way. It appears the area 
designated for parking is screened from the Yost Road right of way by a concrete block 
wall which provides screening for the parking lot from the Yost Road right-of-way. 
 
Interior Parking Lot Landscaping. Section 10.103(B)(2) requires the provision of landscaping 
within islands in a parking lot. Interior landscaping shall account for a minimum of five percent 
(5%) of all paved parking areas, including parking and loading spaces, driveways, and aisles. 
Additionally, one (1) deciduous tree is required to be planted for each three hundred (300) 
square feet of interior landscaping. The applicant has provided a diagram to indicate the limited 
areas that were used to determine this amount.  Although the site is 1.5 acres and is almost 
entirely consisted of paved areas, including parking and loading spaces, driveways, it is shared 
with the abutting business to the east. The plan includes a proposed 265 sq. ft. raised planting 
bed island with 3 shrubs when the minimum required size of interior landscape islands is 360 
sq. ft., with a minimum of one tree. Per the applicant, a tree is less likely to survive given the 
use of the site and the extensive paved areas surrounding the island itself.  The applicant is 
seeking a modification from the Planning Commission to allow for the substitution of the tree 
with the proposed shrubs. 
 

c. Loading Area Landscaping. The existing vegetation along the frontage and along the rear lot 
line abutting the railroad line is sufficient to screen the loading area per Section 10.103(C) of 
the Zoning Ordinance. 
 

d. Greenbelt Buffering. A ten (10) foot wide buffer, with one (1) tree per thirty (30) lineal feet is required 
to the north and west. A ten (10) foot wide buffer has been provided along the north lot line.  The plan 
notes a 7.89-foot buffer along the west property line, since the existing building is located at this 
setback.   This is an existing non-conformity that cannot be altered; therefore, it is acceptable provided 
the greenbelt area is well landscaped.  The site has an existing concrete wall that continues with the 
west wall of the existing building and an aerial image shows a reasonably dense vegetative cover along 
the west property line which satisfies this requirement.  A twenty (20) foot wide buffer, with one (1) tree 
per twenty (20) linear feet (minimum of 50% evergreen trees) is required along the south lot line, which 
abuts a railroad right-of-way.  With a zero-foot proposed setback, there is no room for a greenbelt.  The 
plan notes the presence of an existing concrete wall and fence line along the south property line.  The 
Planning Commission has the discretion to accept the existing wall as satisfactory to meeting the 
Ordinance intent. A photograph of the existing greenbelt area has been provided on the landscape plan 
depicting the mature landscaping and solid hedge. 
 

7. Tree Removal Permit. The plan does not propose the removal of any trees; therefore, this 
requirement is not applicable. 
 

8. Stormwater Pond. The site plan does not include a detention pond. It appears that detention is to 
be provided using an underground detention system. The detention system is subject to review and 
approval by the Township Engineer and Wayne County. 
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9. Lighting. The applicant has submitted photographs of existing wall mounted light fixtures that 
provide adequate illumination to the site.   No new fixtures are proposed at this time. From the 
images, it is unclear if the fixtures are shielded since the LED light is on in the images. The lighting 
fixtures are now proposed to be replaced to provide the required shielding. The proposed fixtures 
are noted on sheet 3. 
 

10. Architecture. In lieu of traditional elevations, the applicant has provided manufacturer’s cut sheet 
details for proposed metal building systems.  It appears the addition is to be constructed of metal 
panels designed to match the existing structure; however, the applicant needs to identify which of 
the images included represents the actual addition proposed. A detailed color palette has been 
included, but it is unclear which of the colors shown are to be used on the subject site.  It is 
important to include the existing building in the elevations to identify how the proposed addition will 
be integrated with the existing structure.   
 

11. Dumpster. The site plan does not include any dumpster enclosure. Per the applicant “Since the 
purpose of this site is to handle refuse, there is no separate dumpster proposed. The office will 
generate a small amount of typical office trash that will have a standard 40-gallon trash can. This 
trash will then be emptied as needed to the storage bins in the proposed building loading area.”  
This is acceptable. 

 

12. Signs. The site plan notes an existing identification sign located on the entry gate. No new signs are 
proposed at this time. 
 

13. Other.  On the previous submittal, sheet S-1 of the site plan submittal showed two (2) 8.5’x 3.33’ 
roll-out storage containers.  The containers appeared to be located in the area of the proposed 
loading space and truck circulation path.  The applicant has clarified the roll‐off containers will be 
located within the new building structure. The drawing has been revised and does not show the 
storage outside of the building. 

 

RECOMMENDATION 

 

The applicant has been working with the Township for the past several months to address issues related to 

variances and site design elements.  While there are a few items remaining to be addressed, these can be 

addressed as a condition of approval provided the Planning Commission is satisfied with the explanations 

provided at its meeting. Therefore, we recommend preliminary and final site plan approval of the site plan for the 

proposed Yost Waste Transfer Station addition to be located at 44145 Yost Road, subject to the following: 

 

1. Planning Commission approval of modified parking requirement based on the justification and reasoning 

provided by the applicant. 

2. Planning Commission approval of modifications to the landscape plan including acceptance of existing 

vegetation along Yost Road frontage, smaller landscape island size and substitution of a tree for 3 shrubs 

within the island.  

3. Planning Commission approval of the existing concrete wall and fence line along the south property line 
to satisfy screening intent of the Ordinance.  

4. Approval for proposed storm water detention system by the Township Engineer and Wayne County. 

5. Clarification regarding proposed addition elevations, materials and colors and its integration into the 

existing structure, to be presented at the PC meeting.  

 



 

Charter Township of Van Buren – Yost Waste Transfer Station SPR #3  5 
June 4, 2021 

 

Respectfully, 

McKENNA 

 

   

 

 

 

 

Vidya Krishnan       Hunter Whitehill  

Principal Planner      Associate Planner 

 

 

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

 Dan Power, Director of Planning and Economic Development 

David Potter, FTCH, Township Engineers 

David McInally, Van Buren Township Fire Chief 

 



June 15, 2021
Fishbeck Project No. 201394
Township Project Number 20-026

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

44145 Yost Road Transfer Station Site Plan
Preliminary and Final Site Plan Review

Dear Chairperson Thompson:

At the request of Van Buren Township (Township), Fishbeck has reviewed the Preliminary Site Plan submitted to the 
Township April 26, 2021, submitted to the Township for Preliminary and Final Site Plan approval for the proposed Yost 
Road Transfer Station Site Plan located at 44145 Yost Road. The applicant has also submitted a response letter dated 
April 19, 2021, in response to the Staff Review Letter dated March 9, 2021.

This project entails construction of a 30-foot high, covered facility with two storage containers at the existing waste 
collection station. According to the applicant, the proposed 5,400 square foot covered structure will be constructed on 
top of the existing concrete pavement, so that the only earth disturbance will be for the structure foundations.

Our review comments are as follows:

General
The following items are general requirements established as part of the Engineering Standards Manual, Charter Township 
of Van Buren (April 2014). The applicant must include the following items as part of the construction plans:

1. The applicant has indicated the only easement that exists onsite is a shared access easement noted on the plans (title 
sheet, Site Access notes).

2. Soil boring information, as it is gathered during construction, shall be presented to the on-site inspector. 
Modifications to the foundation must be made if unfavorable soil conditions are found during excavation.

3. It is understood the applicant has submitted and obtained an Michigan Department of Environment, Great Lakes, and 
Energy (EGLE) license for the Solid Waste Disposal Area Operating License, and that the applicant must also submit 
the engineering plans to EGLE for the building improvements.

4. The Issued for Construction plan set should not include the employee schedule or the applicant’s response letters.

Water Main Service
Existing: The Township’s Geographic Information System (GIS) records indicates there are no public water mains 
adjacent to or within the area of development.

Proposed: The applicant’s plan does not indicate a proposed water main or water main connection.



Carol Thompson
June 15, 2021 Fishbeck | Page 2
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Sanitary Sewer
Existing: The Township’s GIS records indicates there are no public sanitary sewer lines adjacent to or within the area of 
the development.

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

Storm Sewer
Existing: The applicant’s plan indicates existing catch basins within the site but do not indicate any underground facilities.

Proposed: The applicant’s plan indicates runoff from the proposed structure will be collected via a roof drain and directed 
to the nearest catch basin in the loading dock near the southeast corner of the proposed building as indicated by a note 
on the plans. The applicant has also indicated there will be no increase in impervious surface due to the proposed 
improvements.

Soil Erosion and Sedimentation Control (SESC)
1. Regardless of the requirement for a SESC permit, SESC measures must still be included in accordance with the 

Township Engineering Standards Manual, Chapter II, Plan Requirements, Paragraph D, SESC Plan Requirements, and 
in accordance with Wayne County SESC standards. The applicant has responded that a note requiring catch basin 
inlet filters has been added to the plans. 

Recommendation
We are recommending the Planning Commission grant the Yost Road Transfer Station Preliminary and Final Site Plan 
approval, based on the engineering review of the proposed site, subject to the comments listed above and in accordance 
to 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

mailto:pkammer@fishbeck.com
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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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                       DRAFT MINUTES  

 

Yeas (5): Herman, Haase, Atchinson, Martin, Grissett  
Nays (0): None 
Absent (2): Larocque, Sellers 
Motion Carried 
 
 
2. Case Number: 21-010 – Rob Wagner of Midwestern Consulting on behalf of owner South 
Yost, LLC 
Location: 44145 Yost Road (tax parcel ID 83 009 99 0004 001), zoned M-1 – Light Industrial: 
Request: Applicant Rob Wagner of Midwest Consulting on behalf of owner South Yost, LLC is 
requesting two (2) variances from the following section of the Charter Township of Van Buren 
Zoning Ordinance: 
Side yard setback and rear yard setback requirements of Section 4.102 (Schedule of 
Regulations) of the Zoning Ordinance, which requires certain setbacks for buildings or 
structures in the M-1 Zoning District: 

o Required: The side yard setback shall be a minimum of 40’ and the rear yard setback shall be a 
minimum of 40’.  

o Proposed: 7.89’ side yard setback and 0’ rear yard setback 

Ms. Krishnan presented her letter dated April 05, 2021. She reiterated the subject site is a 1.5-acre parcel 
located in an M-1 Light Industrial District. South Yost, LLC is proposing additions to the existing facility which 
necessitates a variance form the side yard and rear yard setbacks. 
The current Zoning Ordinance has a side yard setback of 40.00 feet.  The existing and proposed set back is 
7.89 feet, requesting a variance of 32.11 feet. The rear set back requirement is 40.00 feet. The existing setback 
is 59.32 feet, with a proposed set back of 0.00 feet, requesting a variance of 40.00 feet.  
 
Ms. Krishnan’s recommendation to approve the variance, based on the following 11 findings of fact. 
1. Strict compliance with setbacks would prevent the owner from using the property for a permitted purpose and 
would render the conformity unnecessarily burdensome.  

2. The requested variance would provide substantial justice to the applicant and is not averse to the interests of 
the other property owners.  

3. The subject site is occupied by an existing legal nonconforming use.  

4. The need for the State mandated outdoor storage area is not self-created.  

5. The proposed variance is related to the valid exercise of police power.  

6. Approving the variance is not likely to impair adequate supply of light and air to the adjacent properties  

7. Approval of the variances is not likely to increase the hazard of fire.  

8. Approval of the variances is not likely to diminish or impair established property values within the surrounding 
areas.  

9. Approval of the variances is not likely to impair the public health, safety, comfort, morals, or welfare of the 
inhabitants of the Township.  

10. Approval of the variances is not likely to alter the essential character of the neighborhood.  
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11.  Approval of the variance does not alter the use of the land 
 
Director Power stated that because the scope of what is being proposed, is an addition on an industrially zoned 
site, it is required to go thru site plan review with the Planning Commission, if the variance is granted, as a 
practice the Planning Commissioners take an informal look at the request first. The comments from the March 24, 
2021 PC Meeting, are on page 55 of the packet.  
 
South Yost LLC Representatives: Rob Wagner, Civil Engineer, with Midwestern Consulting and Kevin Ramirez 
with South Yost LLC 
 
Mr. Wagner reiterated what was mentioned in the McKenna report that this addition is being required by EGLE 
because of the change in ownership.  The building is currently non-compliant, the proposal is to tie the structure 
into the existing structures foundation, and there really is no other place for the structure to go. It has been 
functioning since the 1970’s. The site to the west is also located in the setback. The Planning Commission 
questioned if the railroad was subject to notification and Mr. Wagner stated they would be notified, and the 
easement in question is the right of way for the railroad.  
 
BOARD DISCUSSION: 
 
Commissioners stated the request seems very straightforward, there is no other place to go, and there isn’t 
anything around the site besides industrial complexes and railroads.  The applicant did not create the problem, it 
was mandated by the state.  
Director Power clarified, that even though it was mandated by EGLE, they did give deference to the Township, 
and the State has allowed the Township to work with applicant to take it thru the local process, but to the extent 
that the requirement to build an addition is required to get their license.  
Atchinson motioned, Herman seconded, to grant approval for the variance request to Midwest Consulting and 
South Yost, LLC, based on the McKenna Letter dated April 5, 2021, and subject to the permits and requirements 
of the Township. 
 
ROLL CALL: 
Yeas (5): Herman, Haase, Atchinson, Martin, Grissett  
Nays (0): None 
Absent (2): Larocque, Sellers 
Motion Carried 
 
Director Power reported that there are no applications on the agenda for the May BZA Meeting.  
 
 
Herman motioned, Haase seconded to adjourn meeting 8:52pm 
 
 
ROLL CALL: 
Yeas (5): Herman, Haase, Atchinson, Martin, Grissett  
Nays (0): None 
Absent (2): Larocque, Sellers 
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Motion Carried 
 
 
Respectfully submitted, 
 
 
Tammy Dohring, Recording Secretary 
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Day of Week Date Employee 1  Employee 2 Owner Total On Site

Thursday 10/1/2020 On Site On Site On Site 3

Friday 10/2/2020 On Site On Site 2

Saturday 10/3/2020 Closed Closed Closed 0

Sunday 10/4/2020 Closed Closed Closed 0

Monday 10/5/2020 On Site On Site On Site 3

Tuesday 10/6/2020 On Site On Site 2

Wednesday 10/7/2020 On Site On Site On Site 3

Thursday 10/8/2020 On Site On Site 2

Friday 10/9/2020 On Site On Site On Site 3

Saturday 10/10/2020 Closed Closed Closed 0

Sunday 10/11/2020 Closed Closed Closed 0

Monday 10/12/2020 On Site On Site On Site 3

Tuesday 10/13/2020 On Site On Site 2

Wednesday 10/14/2020 On Site On Site On Site 3

Thursday 10/15/2020 On Site On Site On Site 3

Friday 10/16/2020 On Site On Site 2

Saturday 10/17/2020 Closed Closed Closed 0

Sunday 10/18/2020 Closed Closed Closed 0

Monday 10/19/2020 On Site On Site On Site 3

Tuesday 10/20/2020 On Site On Site 2

Wednesday 10/21/2020 On Site On Site On Site 3

Thursday 10/22/2020 On Site On Site On Site 3

Friday 10/23/2020 On Site On Site 2

Saturday 10/24/2020 Closed Closed Closed 0

Sunday 10/25/2020 Closed Closed Closed 0

Monday 10/26/2020 On Site On Site On Site 3

Tuesday 10/27/2020 On Site On Site 2

Wednesday 10/28/2020 On Site On Site On Site 3

Thursday 10/29/2020 On Site On Site On Site 3

Friday 10/30/2020 On Site On Site 2

Saturday 10/31/2020 Closed Closed Closed 0

Sunday 11/1/2020 Closed Closed Closed 0

Monday 11/2/2020 On Site On Site On Site 3

Tuesday 11/3/2020 On Site On Site On Site 3

Wednesday 11/4/2020 On Site On Site 2

Thursday 11/5/2020 On Site On Site On Site 3

Friday 11/6/2020 On Site On Site 2

Saturday 11/7/2020 Closed Closed Closed 0

Sunday 11/8/2020 Closed Closed Closed 0

Monday 11/9/2020 On Site On Site On Site 3

Tuesday 11/10/2020 On Site On Site 2

Wednesday 11/11/2020 On Site On Site On Site 3

Thursday 11/12/2020 On Site On Site On Site 3

Friday 11/13/2020 On Site On Site 2

Saturday 11/14/2020 Closed Closed Closed 0



Sunday 11/15/2020 Closed Closed Closed 0

Monday 11/16/2020 On Site On Site 2

Tuesday 11/17/2020 On Site On Site 2

Wednesday 11/18/2020 On Site On Site On Site 3

Thursday 11/19/2020 On Site On Site 2

Friday 11/20/2020 On Site On Site 2

Saturday 11/21/2020 Closed Closed Closed 0

Sunday 11/22/2020 Closed Closed Closed 0

Monday 11/23/2020 On Site On Site On Site 3

Tuesday 11/24/2020 On Site On Site On Site 3

Wednesday 11/25/2020 On Site On Site 2

Thursday 11/26/2020 Closed Closed Closed 0

Friday 11/27/2020 On Site On Site 2

Saturday 11/28/2020 Closed Closed Closed 0

Sunday 11/29/2020 Closed Closed Closed 0

Monday 11/30/2020 On Site On Site 2

Tuesday 12/1/2020 On Site On Site On Site 3

Wednesday 12/2/2020 On Site On Site 2

Thursday 12/3/2020 On Site On Site On Site 3

Friday 12/4/2020 On Site On Site 2

Saturday 12/5/2020 Closed Closed Closed 0

Sunday 12/6/2020 Closed Closed Closed 0

Monday 12/7/2020 On Site On Site On Site 3

Tuesday 12/8/2020 On Site On Site On Site 3

Wednesday 12/9/2020 On Site On Site On Site 3

Thursday 12/10/2020 On Site On Site 2

Friday 12/11/2020 On Site On Site 2

Saturday 12/12/2020 Closed Closed Closed 0

Sunday 12/13/2020 Closed Closed Closed 0

Monday 12/14/2020 On Site On Site On Site 3

Tuesday 12/15/2020 On Site On Site 2

Wednesday 12/16/2020 On Site On Site On Site 3

Thursday 12/17/2020 On Site On Site 2

Friday 12/18/2020 On Site On Site 2

Saturday 12/19/2020 Closed Closed Closed 0

Sunday 12/20/2020 Closed Closed Closed 0

Monday 12/21/2020 PTO On Site On Site 2

Tuesday 12/22/2020 PTO On Site On Site 2

Wednesday 12/23/2020 PTO On Site On Site 2

Thursday 12/24/2020 Closed Closed Closed 0

Friday 12/25/2020 Closed Closed Closed 0

Saturday 12/26/2020 Closed Closed Closed 0

Sunday 12/27/2020 Closed Closed Closed 0

Monday 12/28/2020 On Site PTO On Site 2

Tuesday 12/29/2020 On Site PTO On Site 2

Wednesday 12/30/2020 On Site PTO On Site 2

Thursday 12/31/2020 On Site PTO On Site 2



Friday 1/1/2021 On Site PTO On Site 2

Saturday 1/2/2021 Closed Closed Closed 0

Sunday 1/3/2021 Closed Closed Closed 0

Monday 1/4/2021 On Site On Site 2

Tuesday 1/5/2021 On Site On Site 2

Wednesday 1/6/2021 On Site On Site 2

Thursday 1/7/2021 On Site On Site 2

Friday 1/8/2021 On Site On Site On Site 3

Saturday 1/9/2021 Closed Closed Closed 0

Sunday 1/10/2021 Closed Closed Closed 0

Monday 1/11/2021 On Site On Site On Site 3

Tuesday 1/12/2021 On Site On Site 2

Wednesday 1/13/2021 On Site On Site 2

Thursday 1/14/2021 On Site On Site On Site 3

Friday 1/15/2021 On Site On Site 2

Saturday 1/16/2021 Closed Closed Closed 0

Sunday 1/17/2021 Closed Closed Closed 0

Monday 1/18/2021 On Site On Site On Site 3

Tuesday 1/19/2021 On Site On Site 2

Wednesday 1/20/2021 On Site On Site 2

Thursday 1/21/2021 On Site On Site 2

Friday 1/22/2021 On Site On Site On Site 3

Saturday 1/23/2021 Closed Closed Closed 0

Sunday 1/24/2021 Closed Closed Closed 0

Monday 1/25/2021 On Site On Site On Site 3

Tuesday 1/26/2021 On Site On Site 2

Wednesday 1/27/2021 On Site On Site On Site 3

Thursday 1/28/2021 On Site On Site 2

Friday 1/29/2021 On Site On Site On Site 3

Saturday 1/30/2021 Closed Closed Closed 0

Sunday 1/31/2021 Closed Closed Closed 0

Monday 2/1/2021 On Site On Site On Site 3

Tuesday 2/2/2021 On Site On Site 2

Wednesday 2/3/2021 On Site On Site 2

Thursday 2/4/2021 PTO On Site On Site 2

Friday 2/5/2021 PTO On Site On Site 2

Saturday 2/6/2021 Closed Closed Closed 0

Sunday 2/7/2021 Closed Closed Closed 0

Monday 2/8/2021 On Site On Site On Site 3

Tuesday 2/9/2021 On Site On Site 2

Wednesday 2/10/2021 On Site On Site On Site 3

Thursday 2/11/2021 On Site On Site 2

Friday 2/12/2021 On Site On Site 2

Saturday 2/13/2021 Closed Closed Closed 0

Sunday 2/14/2021 Closed Closed Closed 0

Monday 2/15/2021 On Site On Site 2

Tuesday 2/16/2021 On Site PTO On Site 2



Wednesday 2/17/2021 On Site PTO On Site 2

Thursday 2/18/2021 On Site PTO On Site 2

Friday 2/19/2021 On Site PTO On Site 2

Saturday 2/20/2021 Closed Closed Closed 0

Sunday 2/21/2021 Closed Closed Closed 0

Monday 2/22/2021 On Site PTO On Site 2

Tuesday 2/23/2021 On Site PTO On Site 2

Wednesday 2/24/2021 On Site PTO On Site 2

Thursday 2/25/2021 On Site PTO On Site 2

Friday 2/26/2021 On Site On Site 2

Saturday 2/27/2021 Closed Closed Closed 0

Sunday 2/28/2021 Closed Closed Closed 0

Monday 3/1/2021 On Site On Site On Site 3

Tuesday 3/2/2021 On Site On Site On Site 3

Wednesday 3/3/2021 PTO On Site On Site 2

Thursday 3/4/2021 PTO On Site On Site 2

Friday 3/5/2021 PTO On Site On Site 2

Saturday 3/6/2021 Closed Closed Closed 0

Sunday 3/7/2021 Closed Closed Closed 0

Monday 3/8/2021 On Site On Site On Site 3

Tuesday 3/9/2021 On Site On Site 2

Wednesday 3/10/2021 On Site On Site On Site 3

Thursday 3/11/2021 On Site On Site 2

Friday 3/12/2021 On Site On Site 2

Saturday 3/13/2021 Closed Closed Closed 0

Sunday 3/14/2021 Closed Closed Closed 0

Monday 3/15/2021 On Site On Site On Site 3

Tuesday 3/16/2021 On Site On Site On Site 3

Wednesday 3/17/2021 On Site On Site On Site 3

Thursday 3/18/2021 On Site On Site On Site 3

Friday 3/19/2021 On Site On Site On Site 3

Saturday 3/20/2021 Closed Closed Closed 0

Sunday 3/21/2021 Closed Closed Closed 0

Monday 3/22/2021 On Site On Site On Site 3

Tuesday 3/23/2021 On Site On Site On Site 3

Wednesday 3/24/2021 On Site On Site On Site 3

Thursday 3/25/2021 On Site On Site On Site 3

Friday 3/26/2021 On Site On Site On Site 3

Saturday 3/27/2021 Closed Closed Closed 0

Sunday 3/28/2021 Closed Closed Closed 0

Monday 3/29/2021 On Site On Site On Site 3

Tuesday 3/30/2021 On Site On Site On Site 3

Wednesday 3/31/2021 On Site On Site 2

Days On Site 119 114 77

Days Open 127 127 127



Days with 3 Employees 56
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April 24, 2021 
 
McKenna 
39500 MacKenzie Drive, Suite 100 
Novi, MI 48377 
Attn: Vidya Krishnan and Hunter Whitehill 
 
RE:  Yost Waste Transfer Station, VBT‐20‐026 
 
Dear Vidya and Hunter, 
 
Please find enclosed one set of plans for the above referenced project.  The plans have been 
revised to address your review letter dated March 8, 2021.  The following is a summary of how 
each comment has been addressed. 
 
 
 
 COMMENTS  

1. Zoning and Use. The site is currently zoned M‐1 (Light Industrial District). The site is an  
existing private solid waste transfer station. As part of its State licensing requirements, 
the applicant is required to enclose outdoor storage area to comply with State 
Regulations.  

 
Solid waste facilities are not permitted in the M‐1 District. The existing use is a non‐
conforming use. The applicant’s proposal to build an addition to enclose the outdoor 
storage areas on the south side of the site constitutes an expansion of a non‐
conforming use. Per Section 14.106, sub‐section (D): Nothing in this Section shall be 
deemed to prevent the strengthening or restoration to a safe condition of a structure in 
accordance with an order of a public official who is charged with protecting the public 
safety and who declares such structure to be unsafe and orders its restoration to a safe 
condition, provided that such restoration is not otherwise in violation of the various 
provisions of this Section prohibiting the repair or restoration of partially damaged or 
destroyed structures or signs.  

 
Therefore, the proposal will be processed as an expansion of a non‐conforming use 
resulting from the need to comply with State safety regulations.  

 
  Since the variance was granted by the BZA on April 13th, no action required. 
 

2. Required Information. All of the information required per Section 12.203 of the Zoning 
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Ordinance has been provided at this time with the exception of fire lane delineation. 
The plan notes that signs will be posted on the building that the area is active for 
loading/unloading only. This was deemed acceptable by the Fire Department at 
preliminary discussions.  
 
No action required. 
 

3. Dimensional Requirements. The required front, rear and side yard setbacks for the M‐
1 District are 50 feet, 40 feet, and 40 feet, respectively. The proposed building addition 
is located at a side yard setback of 7.89 feet and a rear yard setback of zero feet. The 
site plan notes that the applicant intends to seek approval of variances for the setbacks 
from the Board of Zoning Appeals.  
The BZA has approved the variance for the yard setbacks at the 4/13/21 meeting. 
 

4. Access and Circulation.  
a. Location of Curb Cuts. The site currently has a 30’ access drive that is shared with 

the site to the east. Copy of the shared driveway easement has been submitted. The 
agreement notes that “South Yost” is solely responsible for the maintenance of the 
driveway. The plan does not identify which entity is “South Yost”. Clarify. If the 
driveway is in a state of disrepair at this time, it must be fixed.  
VBTS is the entity noted as “South Yost” in the shared driveway agreement.  The 
driveway is currently in good condition and will be maintained by VBTS. 

 
b. Cross Access. Cross access exists with the property to the east. Cross access to the 

west is not applicable to this proposal.  
No action required. 

c. Sidewalks. There are no sidewalks along the site’s frontage and none in the area. At 
this time the area is a heavy industrial use area with little to no pedestrian activity. 
Sidewalks are not being required at this time; however, the applicant must execute 
an agreement to construct a sidewalk along the site’s frontage at a future date 
when such sidewalks are required as part of a larger redevelopment of the area. The 
site plan includes a note to this effect on Sheet 3 of the submittal.  
No action required. 

d. Truck Circulation. Specific truck circulation movements have been detailed on the 
site plan.  
No action required. 

5. Parking and Loading. Parking requirements are as follows:  
 
a. Space Dimensions. The site plan includes an area for employee parking, which 

delineates 4 parking spaces measuring 9 feet wide by 23.5 feet long. The spaces 
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must be dimensioned at 9.5 ‘x 20’ incompliance with Ordinance standards. Further, 
all of the spaces must be double striped. 
The parking spaces have been dimensioned with double striping identified. 

b.  Number of Parking Spaces. Parking requirement for the subject site is “Five (5), 
plus either one (1) per each 550 square feet gross floor area or one (1) per each 
employee at peak shift, whichever is greater.” The applicant has stated the business 
typically employs two people. With 2,680 sq. ft. of existing gross floor area with a 
proposed addition of 5,400 sq. ft. of gross floor area, 15 parking spaces are required. 
The site plan is deficient by 11 parking spaces. Section 9.101 (J) grants the Planning 
Commission discretionary authority to modify the parking requirement subject to 
adequate justification and reasoning to be provided by the applicant. The applicant 
must provide information to justify the shortfall.  
As indicated in the “Site Data‐Parking Requirements”, VBTS is providing 
justification for providing fewer parking spaces.  An employee log for the past 6 
months is provided to show there is not more than 3 employees onsite at any time. 
 

c. Loading. The site plan details multiple loading docks on the site plan. For the 
proposed building size one 10 ft. x 50 ft. loading space is required, which is shown 
dimensioned in the rear yard.  
No action required. 
 

6. Landscaping and Screening. A landscape plan has been submitted.  
 
a. Landscaping Adjacent to Right‐of‐Way. Section 10.103(A) requires lot frontage 

landscaping of 1 deciduous tree/40 lineal feet + 1 ornamental tree/100 lineal feet + 8 
shrubs/40 lineal feet. The site has a frontage of 281’ on Yost Road excluding the 
access drive, which requires a total of 7 deciduous trees + 3 ornamental trees + 56 
shrubs. The landscape plan notes 7 existing deciduous trees along the Yost Road 
right‐of way but has not identified any ornamental trees. The plan must include 3 
ornamental trees along the Yost Road right‐of‐way. The applicant is proposing the 
existing hedge row along Yost Road in lieu of the required shrubs. Google imagery 
of the site confirms an opaque screen of hedges along the Yost Road right‐of‐way, 
satisfying the shrub requirement.  
The notes provided call out that the three required ornamental trees have been 
satisfied through the existing vegetation.  Although not located by the tree survey, 
existing understory trees like Dogwood and Sumac have been identified on site and 
satisfy the intent of the ornamental tree requirement.   In addition, there are well 
over the required quantity located within the existing vegetated buffer. 

b. Parking Lot Landscaping. Section 10.103(B)(1) requires all parking lots to be 
landscaped and screened from adjoining public rights‐of‐way. It appears the area 
designated for parking is screened from the Yost Road right of way by a concrete 
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block wall which provides screening for the parking lot from the Yost Road right‐of‐
way.  
No action required. 

c. Interior Parking Lot Landscaping. Section 10.103(B)(2) requires the provision of 
landscaping within islands in a parking lot. Interior landscaping shall account for a 
minimum of five percent (5%) of all paved parking areas, including parking and 
loading spaces, driveways, and aisles. Additionally, one (1) deciduous tree is 
required to be planted for each three hundred (300) square feet of interior 
landscaping. The applicant has stated that 5% of all paved parking areas is only 190 
sq. ft which appears to be incorrect, since that would imply a total square footage of 
all paved parking areas, including parking and loading spaces, driveways, and aisles 
is only a total of 3,800 sq. ft. We recommend the provision of a cross hatched 
diagram to demonstrate compliance with this standard. The plan includes a 
proposed 220 sq. ft. raised planting bed island with 3 shrubs when the minimum 
required size of interior landscape islands is 360 sq. ft., with a minimum of one tree.  
A diagram has been added to the landscape plan that identifies the total area 
calculated for the interior landscaping area.  The total area has increased as has the 
proposed planting area, although it is still less than the required 360 sq. ft.  
Therefore the request for a modification for this reduced area remains on the 
landscape requirements chart along with the request to utilize three upright shrubs 
in lieu of one tree due to the conditions of the area.  The success rate of a tree 
within the constraints of the building and concrete are very low while the three 
upright shrubs would do much better and still provide vegetative relief within the 
parking area.  The shrubs proposed are identified on the plant list as well as in the 
picture below. 
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d.  Loading Area Landscaping. The existing vegetation along the frontage and along 

the rear lot line abutting the railroad line is sufficient to screen the loading area per 
Section 10.103(C) of the Zoning Ordinance.  
No action required. 

e. Greenbelt Buffering. A ten (10) foot wide buffer, with one (1) tree per thirty (30) 
lineal feet is required to the north and west. A ten (10) foot wide buffer has been 
provided along the north lot line. The plan notes a 7.89‐foot buffer along the west 
property line, since the existing building is located at this setback. This is an existing 
non‐conformity that cannot be altered; therefore it is acceptable provided the 
greenbelt area is well landscaped. The site has an existing concrete wall continues 
with the west wall of the existing building and an aerial image shows a reasonably 
dense vegetative cover along the west property line which satisfies this 
requirement. A twenty (20) foot wide buffer, with one (1) tree per twenty (20) linear 
feet (minimum of 50% evergreen trees) is required along the south lot line, which 
abuts a railroad right‐of‐way. With a zero foot proposed setback, there is no room 
for a greenbelt. The plan notes the presence of an existing concrete wall and fence 
line along the south property line. The Planning Commission has the discretion to 
accept the existing wall as satisfactory to meeting the Ordinance intent.  
A photograph of the existing greenbelt area has been provided on the landscape 
plan depicting the mature landscaping and solid hedge. 

7. Tree Removal Permit. The plan does not propose the removal of any trees; therefore, 
this requirement is not applicable.  
No action required. 
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8. Stormwater Pond. The site plan does not include a detention pond. It appears that 
detention is to be provided using an underground detention system. The detention 
system is subject to review and approval by the Township Engineer and Wayne County.  
No action required. 

9. Lighting. The applicant has submitted photographs of existing wall mounted light 
fixtures that provide adequate illumination to the site. No new fixtures are proposed at 
this time. From the images, it is unclear if the fixtures are shielded since the LED light is 
on in the images. Shielding must be included in conformance to Ordinance standards.  
The lighting fixtures will be replaced to provide the required shielding.  The proposed 
fixtures are indicated on sheet 3. 

 
10. Architecture. The applicant has indicated they have submitted photos of the existing 

building and building elevations on sheets W1, W2, and W3. However, the referenced 
sheets are framing plans, not elevations. Detailed elevations of all facades of the 
building including notation of height materials and colors must be provided. It is 
important to include the existing building in the elevations to identify how the 
proposed addition will be integrated with the existing structure.  
Architectural elevations have been provided are included with the revised drawing set. 

 
11. Dumpster. The site plan does not include any dumpster enclosure. Per the applicant 

“Since the purpose of this site is to handle refuse, there is no separate dumpster proposed. 
The office will generate a small amount of typical office trash that will have a standard 40‐
gallon trash can. This trash will then be emptied as needed to the storage bins in the 
proposed building loading area.” This is acceptable.  
No action required. 

 
12. Signs. The site plan notes an existing identification sign located on the entry gate. No 

new signs are proposed at this time.  
No action required. 

 
13. Other. Sheet S‐1 of the site plan submittal shows two (2) 102’ long x 40’ wide roll‐out 

storage containers. The containers appear to be located in the area of the proposed 
loading space and truck circulation path. It is unclear if these containers are to remain 
or will be removed. The containers constitute outdoor storage, which our 
understanding is the applicant is not allowed to have on‐site. Please clarify.  
The roll‐off containers will be located within the new building structure.  The drawing 
has been revised and does not show the storage outside of the building. 
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Please review this submittal for approval and do not hesitate to call me if you have any 
questions. 
 
 
 
                Sincerely, 
 
 
 
                James C. Ahnert, PE 
 
 



 
 

3815 Plaza Drive 
Ann Arbor,  Michigan 48108 

734.995.0200   
 

Land Development • Land Surveying • Municipal • Wireless Communications • Institutional • Transportation • Landfill Services 
 

 

R:\18274\DATA\Reviews and Responses\2021-03-15 Review 2\Engineer Response.docx 

April 19, 2021 
 
Fishbeck 
39500 MacKenzie Drive, Suite 100 
Novi, MI 48377 
Attn: Paul Kammer and Stephen Clayton 
 
RE:  Yost Waste Transfer Station, VBT‐20‐026 
 
 
Dear Paul and Stephen, 
 
Please find enclosed one set of plans for the above referenced project.  The plans have been 
revised to address your review letter dated March 9, 2021.  The following is a summary of how 
each comment has been addressed. 
 
 
General 

1.) No further response is needed. 
2.) A vertical conversion is indicated with the benchmark information to convert NAVD 88 

to NGVD 29. 
3.) The geotechnical engineer will be onsite at the time of building construction and 

determine if modifications are needed to proposed foundations. 
4.) Engineering plans will be submitted to EGLE upon approval. 
5.) Additional information is included showing proposed building foundations. 

Water Main 
1.) No water main is present at the site and no connection is proposed. 

Sanitary Sewer 
1.) No sanitary sewer is present at the site and no connection is proposed. 

Storm Sewer 
1.) Plans have been revised to included pipe sizes and inverts for the site. The outlet for the 

site sewer has been indicated on sheet 2 of the plans. 
2.) No plan revisions are required per this comment. 
3.) The building downspout line has been revised to discharge above grade and directed to 

the nearby catch basin, ‐/‐ 12’ . 
Soil Erosion and Sedimentation Control 

1.) Since the existing site concrete will remain in place.  Soil disruption will be limited to 
the proposed building foundation work only.  Proposed catch basin inlet filters have 
been added to the plan. 
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Please review this submittal for approval and do not hesitate to call me if you have any 
questions. 
 
 
 
                Sincerely, 
 
 
 
                James C. Ahnert, PE 
 
 





 

 
 

 

   

PROJECT REVIEW 
 
Applicant Scott Debuck is requesting an extension to a previous eight-year temporary land use 
approval for agricultural tourism and recreation uses granted by the planning commission on June 
26, 2013.  The proposed uses include a roughly 12-acre corn maze, a roughly 20-acre pumpkin 
patch, wagon rides, a pollinator garden, a pedal car track, a mix of play equipment, food service 
areas, and a combined roughly 8.3-acre parking area. To my understanding, The applicant 
received a three-year temporary use approval in 2010 for a seasonal corn maze and associated 
activities on approximately 25 acres of the subject site. The land is used as a sod farm for most of 
the year, with the corn maze operating between Labor Day and Halloween. The project underwent 
some adjustments in a 2013 submittal and was again reviewed by the Planning Commission in 
May-June of 2013. 
 
This project and its land uses are unique within Van Buren Township as a long-standing, seasonal 
use. Previously, the Planning Commission agreed with a recommendation that the use would not be 
subject to full, formal site plan review standards of a permanent land use and would instead be 
reviewed as a temporary land use. Under the temporary land use provisions in the Township’s 
zoning ordinance, the Planning Commission has the authority to set the time duration for a 
temporary land use approval. In their previous decision, the Planning Commission set an eight-year 
approval timeline on June 26, 2013, which will be expiring on June 26, 2021.  
 
Two procedures are available when deciding the course forward for this land use. The applicant 
may again seek an extension to their temporary land use approval per what is now section 7.120 
of the Township Zoning Ordinance as adopted in 2017. The applicant may also seek approval as 
a permanent land use under the Township’s current Zoning Ordinance. This would entail the full 
weight of the Township’s zoning ordinance, beyond section 7.120, and would invoke the 
Township’s Engineering standards for paving and stormwater management.  The applicant initially 
selected to pursue the former option and apply for a 15-year extension to their previous approval.  
 
In reviewing this request, staff found that such an extension would defeat the intent of the Planning 
Commission’s past approval of the use as being temporary. However, staff also recognizes that the 
mix of activities on the site have been well received in the area and help to harness a strong local 
farming economy. One way to recognize and allocate for the long-term benefits of these uses 

MEMO  
 

TO: Van Buren Township Planning Commission  

FROM: Dan Power– Director of Planning and Economic Development 
RE: 21-022 – Debuck’s Corn Maze and Pumpkin Patch – 

Temporary Land Use Review 
DATE: June 18, 2021 



 

 
 

without imposing strict standards on the site or similar sites would be to create specific zoning 
standards for agritourism uses.  In coordination with the applicant, I will recommend that staff and 
the Planning Commission review best practices for an agritourism zoning ordinance and work on 
adopting such an ordinance. In the meantime, I recommend that the Planning Commission consider 
allowing a one-year extension to the applicant’s temporary land use permit while this research is 
completed and a suitable agritourism ordinance is potentially formed. Doing so would allow the 
applicant to return within one year to initiate a permanent agritourism use on the site. 
 
For purposes of this one-year review, the approval standards in section 7.120 of the Township’s 
Zoning Ordinance will be the basis of this review. The applicant has provided materials to address 
these standards under the Township’s previous Zoning Ordinance and I have additionally provided 
analysis regarding adherence to these standards.  Please consider the following: 
 
Adequacy of parking and access  
The site’s main access is limited to one entrance on Martz Road. The site utilizes informal, lawn 
area for parking. The area available for parking appears to have increased from roughly 7 acres 
to roughly 10 acres, expanding the capacity of informal parking spaces to about 1,000 spaces 
according to the applicant. In their previous approval, the Planning Commission also limited the 
number of informal or “country” parking spaces to 500. The Planning Commission may again 
consider such a limit. The number of spaces shall not exceed the number determined by the Planning 
Commission. The plan again shows that the double-loaded parking aisles are spaced apart 75’ on 
center, which is wider than is required by the Zoning Ordinance. This may be reconsidered in order 
to preserve space or park smaller vehicles. The applicant indicates in their written submittal that 
there will be 15 van accessible handicapped parking spaces. As with the 2013 Planning 
Commission approval, I recommend that the number and dimensions of handicapped parking 
spaces must be included on the plan. The applicant has again committed to prohibiting parking on 
Martz Road.  
 
Adequate drainage  
The proposed plan is not anticipated to alter drainage in comparison with the plan used for past 
approvals. 
 
Compatibility with surrounding land uses The site and surrounding parcels are zoned AG, 
Agricultural and Estates District. This is a compatible use with agricultural zoning. The application 
materials describe a bakery and kitchen. The applicant also describes possible future uses that will 
be sought including equipment storage and retail space. The current approval does not account for 
any future use. All future uses will be reviewed carefully for compliance with the currently adopted 
Zoning Ordinance. 
 
Size, height, and type of construction of proposed buildings and structures in 
relation to surrounding site  
All proposed buildings are existing. 
  
Sufficient setbacks from road rights-of-way and lot lines  
The property’s AG zoning requires a 50’ front yard, 25’ combined side yard, and 35’ rear yard 



 

 
 

setback. I recommend upholding a previous condition that the site’s parking areas maintain a 75’ 
setback from Martz Road. 
 
Adequate utilities  
No changes to existing utilities are proposed at this time. Any generators used must be verified to 
be compliant with the Township’s noise ordinance. 
 
Trash disposal and site clean-up  
The applicant has committed to picking up trash on a daily basis. The applicant shall maintain the 
property in a clean manner and promptly and regularly dispose of trash. 
 
Sanitary facilities  
Existing sanitary facilities will be used. 
   
Hours of operation 
The site’s typical hours will be from 9:00 a.m. to 7:00 p.m. on Fridays, 10:00 a.m. to 7:00 p.m. 
on Saturdays and Sundays. 
 
Outdoor light and signs  
The use proposes to continue its use of 15’ tall lighting throughout the site. Continued use of a 4’ x 
8’ sign is proposed. 
 
Other licenses and permits required  
There are no other licenses or permits required that staff is aware of. 
   
Potential noise, odor, dust, and glare  
The application materials include commitments to control noise, odors, glare of lights and dust. 
 
Fire lanes, fire protection, and security  
The application materials detail that there are three emergency access routes into the site, that there 
are two security personnel, and that there are fire protection measures on site. The site also includes 
two fire hydrants along its frontage. The route for emergency vehicle access appears to be generally 
consistent with the past approved plan. Approval of the Township Department of Public Safety must 
be obtained.  
 
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.   
 
Necessity of performance bond to ensure prompt removal  
A performance bond should not be necessary for this continuing use which has demonstrated 
responsibility in years past. 
 
Other concerns which may impact the public health, safety, or general welfare  
Consistent with the Planning Commission’s 2013 decision, I recommend that any required building 



 

 
 

trades permits from the Township and licenses from Wayne County Health Department continue to 
be secured to allow the site to continue its operation.  
 
 
Recommendation  
This temporary land use has been conducted for the last eight years with no issues that I am aware 
of.  I recommend the approval of this temporary land use request and the continued pursuit of a 
long-term presence of this use, subject to the following conditions: 
   

1. In coordination with the applicant, I will recommend that staff and the Planning Commission 
review best practices for an agritourism zoning ordinance and work on adopting such an 
ordinance. In the meantime, I recommend that the Planning Commission consider allowing 
a one-year extension to the applicant’s temporary land use permit while this research is 
completed and a suitable agritourism ordinance is potentially formed. 

2. The number of spaces shall not exceed the number determined by the Planning Commission. 
3. The number and dimensions of handicapped parking spaces must be included on the plan. 
4. The current approval does not account for any future use. All future uses will be reviewed 

carefully for compliance with the currently adopted Zoning Ordinance. 
5. I recommend upholding a previous condition that the site’s parking areas maintain a 75’ 

setback from Martz Road. 
6. Any generators used must be verified to be compliant with the Township’s noise ordinance. 
7. Approval of the Township Department of Public Safety must be obtained. 
8. Any required building trades permits from the Township and licenses from Wayne County 

Health Department must continue to be secured to allow the site to continue its operation. 
 

Thank you for the opportunity to comment on 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 
 Scott Debuck – Debuck’s Corn Maze and Pumpkin Patch 
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CHARTER TOWNSHIP OF VAN BUREN 
PLANNING COMMISSION MINUTES 

MAY 8, 2013 
 
Chairperson Thompson called the meeting to order at 7:30 p.m. Present: McKenna, Budd, Kelley, Boynton, 
Johnson, Guenther and Thompson.  Staff Present: Interim Director Mullen and Secretary Harman.  McKenna 
Associate present:  Sally Hodges.  There were 10 people in the audience.  
 
APPROVAL OF AGENDA: 
Motion Johnson, Boynton second to approve the agenda of May 8, 2013 as presented.   
Motion carried.  
 
MINUTES:   
Motion Boynton, McKenna second to approve the minutes of April 24, 2013 as presented.   
Motion carried. 
 
PUBLIC HEARING: 
 
ITEM #1 CASE# RZ13-001 
TITLE: THE APPLICANT, FAWWAZ JARBOU, IS REQUESTING TO REZONE 2.23 

ACRES OF PROPERTY CURRENTLY ZONED C LOCAL BUSINESS AND AG 
AGRICULTURAL TO C-1 GENERAL BUSINESS. 

 
LOCATION: PARCEL NUMBER V-125-83-045-99-0001-701 IS THE SUBJECT PROPERTY OF 

THIS REQUEST.  THIS PARCEL IS LOCATED AT THE SOUTHWEST CORNER 
OF ECORSE AND HANNAN ROADS. 

 
Motion Budd, Boynton second to open the public hearing.  Motion Carried. 
 
The applicant Fawwaz Jarbou gave the presentation.  He is requesting to rezone parcel number V-125-83-
045-99-0001-701 to C-1 general business to allow for better development opportunities.  He currently owns 
the parcel located across the street in Romulus which is already in the process of being developed. 
 
No comments from Commissioners. 
 
Resident feels the rezoning of the parcel is contrary to the Master Plan. 
 
Motion Kelley, Johnson second to close the public hearing.  Motion Carried. 
 
OLD BUSINESS: 
 
ITEM #1 CASE# TLU13-003 
TITLE: THE APPLICANT, PHANTOM OF MICHIGAN, IS REQUESTING FINAL 

APPROVAL TO HOLD “TENT” SALES OF RETAIL GOODS BEYOND THE 
SEVEN CONSECUTIVE DAYS ALLOWED AS-A-RIGHT IN THE ZONING 
ORDINANCE FOR TEMPORARY LAND USE UNDER SECTION 4.44 OF THE 
TOWNSHIP ZONING ORDINANCE 06-02-92, AS AMENDED. 

 
LOCATION: THIS SITE IS LOCATED IN THE LAKEWOOD SHOPPING PLAZA AT 2095 

RAWSONVILLE ROAD.  THE SUBJECT LOCATION IS ON THE EAST SIDE OF 
RAWSONVILLE ROAD SOUTH OF THE I-94 SERVICE DRIVE. 

 
Rick Tapper of Phantom of Michigan gave the presentation.  He is asking for twelve (12) days for tent sales 
in the Lakewood Shopping Plaza running from June 25th – July 6th.  A new layout has been submitted, the 
insurance certificate has been changed to include Van Buren Township as additionally insured as requested 

FOR R
EFERENCE 

PREVIO
US APPROVAL S

UBMITTALS
, R

EPORTS AND M
IN

UTES



PC Minutes 5-8-13  
Page 2 of 2 
 
and the County has been corrected to Wayne County.  Commissioner Boynton noted that all the changes 
were good and referenced that in the general notes to have Item #1 match the layout with the language 
stating three (3) fire extinguishers located on opposite sides of the structure.  Interim Director Mullen 
requested comments from the Public Safety and Fire Departments.  Commission Boynton read the Public 
Safety recommendations to the Commissioners and the audience. 
 
No comments from the audience. 
 
Motion Kelley, Boynton second to grant final approval to hold tent sales of retail goods beyond the 
seven consecutive days allowed as-a-right in the zoning ordinance for temporary land use under 
section 4.44 of the Township Zoning Ordinance 06-02-92, as amended, for the dates of June 25th – July 
6th, 2013, along with recommendations in the Public Safety Department letter dated 5-8-13, Director 
Mullen’s letter dated 5-3-13 and the Fire Department letter dated 5-3-13. Motion Carried. 
 
ITEM #2 CASE# TLU13-004 
TITLE: THE APPLICANT NEW LAWN SOD FARM IS REQUESTING TEMPORARY 

LAND USE APPROVAL FOR FACILITIES USED ON A SEASONAL BASIS 
BEYOND THE SEVEN CONSECUTIVE DAYS ALLOWED AS-A-RIGHT IN THE 
ZONING ORDINACE FOR TEMPORARY LAND USE UNDERS SECTION 4.44 OF 
TOWNSHIP ZONING ORDINANCE 06-02-92, AS AMENDED. 

 
LOCATION: PARCEL NUMBER V-125-83-121-99-0008-000, ALSO KNOWN AS 50240 MARTZ 

ROAD AND V125-83-124-99-0001-003.  THE SUBJECT PARCELS ARE LOCATED 
ON THE NORTH AND SOUTH SIDES OF MARTZ ROAD BETWEEN HOEFT AND 
RAWSONVILLE ROADS. 

 
The Applicants Norm and Scott Debuck gave the presentation.  The temporary land use request is for 
operation as a corn maze and pumpkin patch entertainment venue.  The property is 25 acres plus additional 
pumpkin acres.  The previous temporary permit for operation was for three (3) years, the applicants would 
like a longer time frame of six to seven (6-7) years. 
 
Sally Hodges of McKenna Associates summarized her review letter dated 5-6-13 and gave recommendations 
to the Applicants. 
 
Commissioner McKenna expressed concern with the 6-7 year time frame locking in what is provided in the 
plans.  The Applicants spend $20,000-$40,000 each year in improvements and would like to save on permit 
and approval fees as most changes will only be to activities already on the property.   
 
The Planning Commission will give the applicant a chance to make revisions and to define the structures and 
boundaries on the plan and bring it back before the Commission at a future date for approval. 
 
GENERAL DISCUSSION: 
 
No comments from Commissioners or the audience. 
 
Motion Boyton, Kelley second to adjourn at 8:35 p.m. 
Motion carried. 
 
Respectfully Submitted, 
 
  
Christina Harman,  
Recording Secretary  
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CHARTER TOWNSHIP OF VAN BUREN 
PLANNING COMMISSION MINUTES 

JUNE 26, 2013 
 
Chairperson Thompson called the meeting to order at 7:30 p.m. Present: Johnson, Guenther, Boynton, 
McKenna and Thompson.  Excused: Kelley and Budd.  Staff Present: Director Mullen and Secretary 
Harman.  McKenna Associate present:  Sally Hodges.  There were 5 people in the audience.  
 
APPROVAL OF AGENDA: 
Motion McKenna, Johnson second to approve the agenda of June 26, 2013 as presented.   
Motion carried.  
 
MINUTES:   
Motion Johnson, McKenna second to approve the minutes of June 12, 2013 as presented.   
Motion carried. 
 
PUBLIC HEARING: 
 
ITEM #1 CASE# SPU13-006 
TITLE: THE APPLICANTS, MARK AND MADONNA MROCCA, ARE REQUESTING 

SPECIAL APPROVAL FOR A GROUP DAYCARE HOME IN SINGLE FAMILY 
RESIDENTIAL DISTRICTS UNDER SECTION 7.03 OF THE TOWNSHIP ZONING 
ORDINANCE 06-02-92, AS AMENDED. 

 
LOCATION: PARCEL NUMBER V125-83-073-01-0001-001, ALSO KNOWN AS 50375 SOUTH I-94 

SERVICE DRIVE, IS THE SUBJECT PARCEL OF THIS REQUEST.  THE 
PROPERTY IS LOCATED ON THE SOUTH I-94 SERVICE DRIVE BETWEEN 
RAWSONVILLE AND DENTON ROADS. 

 
Motion Johnson, McKenna second to open the public hearing.  Motion Carried. 
 
Attorney Will Hawley was present to represent the applicant and answer questions.  The applicant is 
requesting approval for a group childcare facility for less than 12 children, all preschool age.  The request is 
to move their current facility from their residential home to this property.  The final site plan still needs to be 
submitted; there are no major proposed changes to the property.  The applicants will also submit a site plan 
with parking and traffic plans. 
 
No comments from the audience. 
 
Commissioner McKenna inquired about a burned out vehicle located on the property by the garage.  Hawley 
stated that the vehicle is on the neighbor’s property as there had been a recent fire. 
 
Resident inquired what a group daycare home is.  Hodges of McKenna Associates explained the different 
levels of daycare facilities and informed that the group daycare requirements mirror the state standards. 
 
Motion McKenna, Johnson second to close the public hearing.  Motion Carried. 
 
OLD BUSINESS 
 
ITEM #2 CASE# TLU13-004 
TITLE: THE APPLICANT NEW LAWN SOD FARM IS REQUESTING TEMPORARY 

LAND USE APPROVAL FOR FACILITIES USED ON A SEASONAL BASIS 
BEYOND THE SEVEN CONSECUTIVE DAYS ALLOWED AS-A-RIGHT IN THE 
ZONING ORDINANCE FOR TEMPORARY LAND USE UNDER SECTION 4.44 OF 
TOWNSHIP ZONING ORDINANCE 06-02-92, AS AMENDED. 
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LOCATION: PARCEL NUMBER V125-83-121-99-0008-000, ALSO KNOWN AS 50240 MARTZ 

ROAD AND V125-83-124-99-0001-003.  THE SUBJECT PARCELS ARE LOCATED 
ON THE NORTH AND SOUTH SIDES OF MARTZ ROAD BETWEEN HOEFT AND 
RAWSONVILLE ROADS. 

 
The applicants, Norm and Scott Debuck gave the presentation.  The applicants would like a twelve (12) year 
special use permit to due to the success of their operation and the need to expand.  The longer period of time 
allows investment for improvements and return on costs associated to the applicant’s proposed 
improvements.   
 
Hodges of McKenna Associates gave presentation and reviewed letter dated June 14, 2013 with 
recommendations. 
 
Commissioners discussed parking changes.  The applicants would like to keep parking spaces larger to 
allow for all vehicle sizes and ADA accessibility.  Director Mullen noted that at the busiest time last 
year there were 500 cars, if the Commission allows for 500 “country” parking spaces, on a busier day 
the sizes could be reduced to accommodate more parking as needed. 
 
Commissioners agreed to approve an eight (8) year time duration for the applicants. 
 
Commissioner Boynton suggested the addition of a first aid paragraph located on the plan to detail what 
happens if an ambulance is needed.  Boynton also suggested the Debuck’s may want to establish a first 
aid area and have it staffed.  First responder training programs are available periodically during the year 
free of charge.  Scott Debuck will look into first responder training this winter, and they are considering 
an area in the ticket booth to be dedicated for first aid. 
 
Motion Boynton, Johnson second to grant the applicant New Lawn Sod Farm temporary land use 
approval for facilities used on a seasonal basis beyond the seven consecutive days allowed as-a-right in 
the zoning ordinance for temporary land use under section 4.44 of the township zoning ordinance 06-
02-92, as amended.  Located at parcel number V125-83-121-99-0008-000, also known as 50240 Martz 
Road and V125-83-124-99-0001-003, subject parcels are located on the north and south sides of Martz 
Road between Hoeft and Rawsonville Roads.  Along with the recommendations as stated in the 
McKenna Associates letter dated June 14, 2013 including the discussed amendments: the number and 
dimensions of handicapped parking spaces to be included on the plan; the number of “country” 
parking spaces not to exceed 500; notation in the use statement for visitors to enter and exit on 
Rawsonville Road; Planning Commission’s approval of an eight (8) year period; copies of all required 
permits submitted to the Township before commencing operation; and approval of the Public Safety 
Department.  Motion Carried. 
 
GENERAL DISCUSSION: 
 
No comments from Commissioners or the audience. 
 
Motion Boynton, Johnson second to adjourn at 8:10 p.m. 
Motion carried. 
 
Respectfully Submitted, 
 
  
Christina Harman,  
Recording Secretary  
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