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CHARTER TOWNSHIP OF VAN BUREN 
PLANNING COMMISSION AGENDA 

Wednesday, April 27, 2022 – 5:30 PM 
Van Buren Township Hall 

46425 Tyler Road 
 
Per guidance provided by the Wayne County Local Public Health Department for meetings of 
governmental bodies held under public act 228 of 2020, effective January 1, 2022, the following 
Zoom link is provided to enable remote participation in a meeting of the public body by the 
general public: 
 
When: Apr 27, 2022 05:30 PM Eastern Time (US and Canada) 
Topic: 4/27/2022 Van Buren Township Planning Commission Meeting 
 
Please click the link below to join the webinar: 
https://us06web.zoom.us/j/81308522047 
Or One tap mobile : 
US: +19294362866,,81308522047#  or +13017158592,,81308522047# 
Or Telephone: Dial(for higher quality, dial a number based on your current location): 
US: +1 929 436 2866  or +1 301 715 8592  or +1 312 626 6799  or +1 669 900 6833  or +1 253 
215 8782  or +1 346 248 7799 
Webinar ID: 813 0852 2047 
 
See  the Van Buren Charter  Township website  for  additional  information  regarding how  to 
participate in a Zoom public meeting. 
 
CALL TO ORDER: 
 
ROLL CALL: 
 
APPROVAL OF AGENDA: 
 

MINUTES:    Approval of minutes from the regular meeting of April 13, 2022.  
 
CORRESPONDENCE: 
 
PUBLIC HEARING: 
 
OLD BUSINESS: 
 
NEW BUSINESS:  
 
ITEM #1:  CASE 19‐040 – CLOVER COMMUNITIES FINAL SITE PLAN REVIEW 
 
TITLE:   The Applicant, Clover Communities of Van Buren LLC, Is Requesting Final 
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Site Plan approval for the construction of a proposed senior housing facility 
with 128 independent senior housing units.    

 
LOCATION:   The property, 8470 Belleville Road (Parcel ID number 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 +/‐ 17.7 acres in area including a +/‐ 16.16‐acre development site 
and a +/‐ 1.57 acre out parcel.  

 
ACTION ITEMS:  A.  Presentation by the Township staff. 

B.  Presentation by the applicant. 
C. Planning Commission discussion. 
D. Planning Commission considers action on the final site plan. 

 
ITEM # 2  CASE  20‐008 – WAYNE COUNTY FAIRGROUNDS RESTROOM BUILDING 

TITLE:  The Applicant, Wayne County 4H Association, seeks to construct a 1,392 
square foot restroom and laundry building on a 2,380 square foot slab at 
an existing fairground facility, along with seven (7) new asphalt parking 
spaces and a concrete walkway, and to demolish 7,500 square feet of 
combined concrete and gravel surfaces.  
 

LOCATION:  10871 Quirk Road (Parcel ID number 83 064 99 0001 000), a 37.5‐acre 
parcel zoned R‐1B – Single Family Residential). 

 
ITEM # 3       CASE 22‐008 – VAN BUREN CHARTER TOWNSHIP COMMUNITY CENTER 

RENOVATION AND ADDITION – FINAL SITE PLAN 

TITLE:         The Applicant, Stephen J. Gedert, On behalf of Owner Van Buren Charter 
Township, has applied for roughly 13,446 square feet of renovations and a 
16,411  Square  Foot  Gymnasium  addition  adjacent  to  the  existing 
municipal  building,  renovations  to  the  existing  building,  and  the 
construction of associated pavements and utilities. 

 
LOCATION:  46425 Tyler Road  (Parcel  ID number 83 061 99 0006 000), a 14.49‐acre 

parcel zoned O‐T – Office Technology.  the site is located east of Quirk Road 
and south of Tyler Road. 

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 final site plan 

 
ITEM # 4:   DISCUSSION: SUMPTER ROAD CORRIDOR PLAN PUBLIC HEARING 
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The Planning Commission will consider a date of May 25, 2022 to hold a 
public hearing regarding the draft Sumpter Road Corridor Plan. 

 
ACTION ITEMS:  A. Presentation from Staff 

B.  Planning  Commission  discussion  and  consideration  of  public  hearing 
date. 

 
ITEM #5:   DISCUSSION:  GASOLINE  FILLING  AND  GASOLINE  SERVICE  STATION 

ZONING ORDINANCE TEXT AMENDMENT  
 

Proposed amendments to Article 3 (Zoning Districts and Permitted Uses) 
regarding the categorization of gasoline filling and service stations. 

 
ACTION ITEMS:  A. Presentation from Staff 

B. Planning Commission discussion 
C. Public comment 
D. Planning Commission provides recommendation regarding proceeding 
with ordinance development 

 
GENERAL DISCUSSION AND UPDATES 
 
ADJOURNMENT: 



CHARTER TOWNSHIP OF VAN BUREN 
PLANNING COMMISSION 

April 13, 2022 
MINUTES ‐ DRAFT 

 
 

Chairperson Kelley called the meeting to order at 5:31 p.m. 
 

ROLL CALL: 
Present: Cullin, Atchinson, Barr, Budd, Jahr and Kelley. 
Excused: Garrett. 
Staff: Director Power and Secretary Harman. 
Planning Representatives: McKenna Associates, Vidya Krishnan. 
Applicant(s) in Attendance: Richard Tapper of Phantom Fireworks (remote). 
Audience: One (1). 
 

APPROVAL OF AGENDA: 
Motion Atchinson, Cullin second to approve the agenda of April 13, 2022 as presented.  Motion 
Carried. 
 
APPROVAL OF MINUTES: 
Motion  Budd,  Jahr  second  to  approve  the  regular meeting minutes  of March  23,  2022  as 
amended, removing Atchinson listed as present under roll call.   Motion Carried. 
 
NEW BUSINESS: 
 
ITEM #1:  22‐013  –  PHANTOM  FIREWORKS  (LAKEWOOD  SHOPPING  CENTER)  – 

TEMPORARY LAND USE. 
 
  THE APPLICANT, PHANTOM FIREWORKS, IS REQUESTING A TEMPORARY LAND 

USE PERMIT TO CONDUCT A TEMPORARY OUTDOOR FIREWORKS TENT SALE. 
 
  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 SERVICE DRIVE. 

 
Director Power presented his staff review letter dated 4‐8‐22.  Phantom Fireworks is requesting 
a temporary land use permit to conduct a temporary outdoor fireworks tent sale in the parking 
lot of  the  Lakewood  Shopping Plaza  from  June 22,  2022  through  July 4, 2022 with hours of 
operation  from 10:00 a.m. to 10:00 p.m.   This will be the tenth  (10th) year that Phantom has 
operated at this location and Director Power is not aware of any complaints or issues that have 
taken place in previous years.  Based on the review dated 4‐8‐22, Director Power recommends 
approval of the application subject to the following condition: 

1. All application materials shall reference Van Buren Township, MI as the municipality. 
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Director  Power  presented  the  Fire  Department  review  letter  dated  3‐24‐22,  finding  the 
application and site plan is in compliance with the Van Buren Township adopted fire code, as well 
as state regulations for fireworks sales. 
 
The  applicant, Richard  Tapper, was present  via  Zoom  to  answer  any questions.   Mr.  Tapper 
informed that the tent and storage unit are in the same location and that he has had no problems 
at this location in previous years.   
 
Commissioners agreed that seeing the applicant has been at this location for 10 years with no 
problems, they have no issue moving forward.  Commissioner thanked the applicant for the nice 
layout that displays all three (3) fire extinguishers.  
 
No questions or comments from the audience or remote viewers.   
 
Motion Atchinson, Barr second to grant the applicant, Phantom Fireworks, a temporary land 
use permit to conduct a temporary outdoor fireworks tent sale, located at 2095 Rawsonville 
Road, also known as the Lakewood Shopping Plaza, based on the analysis and subject to the 
conditions  in Director Power’s  review  letter dated  4‐8‐22,  the Van Buren  Fire Department 
review letter dated 3‐24‐22 and noting the application is to reference the municipality as Van 
Buren Township not Belleville. 
 
Roll Call: 
Yeas: Budd, Barr, Atchinson, Cullin, Jahr and Kelley. 
Nays: None. 
Excused: Garrett. 
Motion Carried.  (Letters Attached) 
 
ITEM #2:  22‐017 – PHANTOM FIREWORKS (MENARDS SITE) – TEMPORARY LAND USE. 
 
  THE APPLICANT, PHANTOM FIREWORKS, IS REQUESTING A TEMPORARY LAND 

USE PERMIT TO CONDUCT A TEMPORARY OUTDOOR FIREWORKS TENT SALE. 
 
  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. 
 
Director Power presented his staff review letter dated 4‐8‐22.  Phantom Fireworks is requesting 
a temporary land use permit to conduct a temporary outdoor fireworks tent sale in the Menards 
parking lot from June 22, 2022 through July 4, 2022 with hours of operation from 10:00 a.m. to 
10:00 p.m.  This will be the third (3rd) year that Phantom has operated at this location and Director 
Power is not aware of any complaints or issues that have taken place in previous years.  Based 
on the review dated 4‐8‐22, Director Power recommends approval of the application subject to 
the following condition: 
1.  All application materials shall reference Van Buren Township, MI as the municipality. 
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Director  Power  presented  the  Fire  Department  review  letter  dated  3‐24‐22,  finding  the 
application and site plan is in compliance with the Van Buren Township adopted fire code, as well 
as state regulations for fireworks sales. 
 
The  applicant, Richard  Tapper, was present  via  Zoom  to  answer  any questions.   Mr.  Tapper 
informed that they always make sure that the area is cleaned up after the tent sale and there are 
no holes in the asphalt of the parking lot area.   Mr. Tapper has already obtained the state license 
and has had no problems in the past two (2) seasons at this location. 
 
No comments from the Commission, audience or remote viewers. 
 
Motion Jahr, Cullin second to grant the applicant, Phantom Fireworks, a temporary land use 
permit to conduct a temporary fireworks outdoor tent sale, located at 10010 Belleville Road 
from June 22, 2022 through July 4, 2022 with hours of operation from 10:00 a.m. to 10:00 p.m., 
based on the analysis and subject to the recommendations in Director Power’s review letter 
dated 4‐8‐22 and the Fire Department review letter dated 3‐24‐22.  
 
Roll Call: 
Yeas: Barr, Budd, Atchinson, Cullin, Jahr and Kelley. 
Nays: None. 
Excused: Garrett. 
Motion Carried.  (Letters Attached) 
 
ITEM #3:  DISCUSSION:  SUMPTER  ROAD  MIXED  USE  ZONING  DISTRICT  (SRMU)  AND 

SUMPTER ROAD OVERLAY DISTRICT (SROD). 
 
  WORK SESSION TO DISCUSS PROPOSED TEXT AMENDMENTS TO THE VAN BUREN 

TOWNSHIP ZONING ORDINANCE TO CONSIDER THE ADDITION OF SECTION 3.121 
(SUMPTER  ROAD  MIXED  USE  DISTRICT)  AND  ARTICLE  6,  CHAPTER  4 
(SUPPLEMENTAL  ZONING DISTRICT  STANDARDS  –  SUMPTER  ROAD OVERLAY 
DISTRICT), AND RELATED AMENDMENTS.  THE FIRST WORK SESSION WILL FOCUS 
ON THE PURPOSE OF THE SRMU DISTRICT PERMITTED USES, BUILDING TYPES 
AND DIMENSIONAL REQUIREMENTS WITHIN CERTAIN AREAS OF THE PROPOSED 
DISTRICT. 

 
Director Power thanked everyone for their review and considering the Sumpter Road Mixed Use 
District  (SRMU) zoning ordinance, he has received a  lot of good  feedback.   A  full draft of  the 
zoning ordinance update with worksheets and an interactive map was sent to the Commission 
for review.  Director Power also provided a guide for discussion and feedback and Commission 
members were asked to consider the following questions:  

1. Are there any issues with the statement of purpose for the District? 
2. Formatting  issues? Do you have any suggestions or questions regarding things that are 

unclear in the way they are written or formatted? 
3. Dimension  issues?    Do  you  see  any  problems with  the minimum  setbacks  or  height 

restrictions on the building types in Section 3.121(E)? 
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4. Permitted and special land uses: Removals?  Are there any uses listed in Section 3.121(B) 
that you would not like to see anywhere in the District? 

5. Permitted  and  special  land uses: Additions?   Are  there  any uses not  listed  in  Section 
3.121(B) that you would like to see somewhere in the District? 

6. Area‐specific  uses  and  building  types: Do  you  have  any  deletions  or  additions  to  the 
building types in the specific lot types? (Anchor lots, Shallow frontage lots, Deep frontage 
lots, Landlocked lots) 

 
Director  Power  provided  a  brief  overview  of  the  Sumpter  Road Mixed  Use  (SRMU)  zoning 
ordinance and deferred to the Commission for questions and comments. 
 
Commissioners had the following questions and comments: 

 When making  the  changes, will  there be  click  access  to  link  to different parts of  the 
ordinance.  Yes, they will be in place by the time the ordinance is published. 

 In Section D, drive‐thru and drive‐in restaurants are prohibited uses.  The next sentence 
says that bars or standalone taverns that are not affiliated with a restaurant or brew pub 
are prohibited.  If a restaurant is not allowed, how can any of it be there?  Director Power 
explained they want to make sure that the uses are not excluding each other and there is 
some  restrictive  language  that may  not  be  appropriate.    A  drive‐through  is  a  traffic 
generating vehicle oriented use and the choice was made to move that out of the district.   

 If someone is looking at the new Corridor and not satisfied with how some of the area has 
been kept up, would we want to prohibit that use from moving down?  Director Power 
informed that the D2 language will be removed and D3 rural industrial language will be 
revised. 

 The Township has had someone who wanted a drive‐through coffee shop on Sumpter 
Road, would this allow for that?  Vidya Krishnan informed that the properties do not have 
the dimensions available to allow for stacking in order to accommodate the traffic.  

 Can a clause be added that no stacking is allowed on Sumpter Road, that the lot would 
have to be deep enough?  Vidya Krishnan explained that even with small buildings, the 
lot must be large in order to meet the parking and stacking requirements.  The lots in this 
area may not be deep enough and we are  trying  to make  this a  less  traffic  intensive 
district.  

 Does a service road help with stacking?  The intent is to make this an area that people 
wouldn’t mind walking past. 

 SLU categories,  if we address  for  the SRMU  they won’t be available  in  the  rest of  the 
districts?  Evaluate and context?  Director Power agreed that it makes sense to evaluate 
as we may decide that it only works in the SRMU District and not the districts to the north. 

 Metal working machine shops, what about a blacksmith?  Vidya Krishnan informed that 
footnote 4  addresses  this and  they are not  intending  to exclude  small metal working 
places.  Language can be added for further clarification. 

 The layout of where the City of Belleville is, noticed that Belleville has an industrial area.  
Are we going to work with them?  Director Power can reach out to the City of Belleville. 

 Didn’t  see anything  that discussed  the  zoning  adjacency  requirements, has  that been 
addressed yet?  Director Power informed that’s currently being working on. 
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No comments from the audience or remote viewers. 
 
Director Power provided an overview of the table of building types and use types and discussed 
how to review them using the guide.   The comments received from Phase 1 of the review will be 
addressed and the zoning ordinance will be brought back to the Commission for further review.  
Director  Power  asked  Commission  members  to  continue  sending  questions  and  providing 
feedback.   
 
ITEM #4:  DISCUSSION: SUMPTER ROAD CORRIDOR PLAN PUBLIC HEARING. 
 
  THE PLANNING COMMISSION WILL CONSIDER A DATE OF MAY 11, 2022 TO HOLD 

A PUBLIC HEARING REGARDING THE DRAFT SUMPTER ROAD CORRIDOR PLAN. 
 
Director Power informed the Commission that they can schedule the public hearing for the draft 
Sumpter Road Corridor Plan in a about a month, inviting the public to review the draft plan.   
 
Commissioner inquired if this is the same draft plan that was submitted for a 30‐day review by 
neighboring communities.  Director Power confirmed, yes, it is.  Commissioner inquired if there 
will be an addendum to the plan and will the public see the plan with a record of all the changes? 
Director  Power  informed  that  some  residents  have  provided  feedback.  There  is  a  zoning 
ordinance clarification for landlocked lots and there may be a more appropriate name for them.  
Director Power is tracking a list of the changes and they will be available for review. 
 
Commissioners discussed having further review after changes have been made and agreed to 
wait on scheduling the public hearing until a later meeting. 
 
GENERAL DISCUSSION: 
 
Director Power informed that there will be meetings on April 27th and May 11th and to stay tuned 
for the agendas. 
 
ADJOURNMENT: 
 
Motion Budd, Cullin second to adjourn the meeting at 6:57 p.m.  Motion Carried. 
 
Respectfully submitted, 
 
 
Christina Harman 
Recording Secretary 
 







 

 
 

 

   
Applicant Clover Communities of Van Buren, LLC has applied requesting final site plan approval 
for the construction of a proposed senior housing facility with 128 independent senior housing 
units. 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 +/- 17.7 acres in area including a +/- 16.16-acre development 
site and a +/- 1.57 acre out parcel. Special Land Use approval is required for this project. 
 

The public hearing for this request was held on September 9, 2020. Preliminary site plan approval 
and a recommendation for special land use approval were granted by the Van Buren Township 
Planning Commission on March 24, 2021, and  the Board of Trustees granted special land use 
approval on April 6, 2021. The applicant has now completed review by the Township Engineer 
and has submitted design plans for review by the Wayne County Department of Public Services 
(WCDPS). They have also submitted plans to the Township dated March 23, 2022. These plans, 
along with an updated fire protection plan drawing dated April 19, 2022 are included in the 
Planning Commissioners’ packets. Also included are review reports provided by the Van Buren 
Township Planning Consultant, Township Engineer, and Fire Marshal. 
 
The final site plan submittal warrants consideration of key road design, stormwater design, and 
operational aspects of the project, which I will address here. In addition to the comments provided 
by these reviewers, I offer the following recommended conditions of final site plan approval: 
 

 Prior to construction, the applicant shall execute an agreement with the following 
components: 

o The applicant understands that consistent with the Township’s Master Plan Robson 
Road is anticipated to extend west of Belleville Road in the future.  

o When the 1.6-acre outparcel is developed or if and when the building at 8380 
Belleville Road is demolished, the applicant and the other adjoining properties may 
be subject to the construction of a Robson Road extension through a portion of their 
property. The applicant and the adjoining property owners will come to an 
agreement on the suitable location of a future public road right-of-way or private 
road easement in coordination with Van Buren Township and Wayne County prior 
to that time. 

o When Robson Road is extended, the applicant agrees to construct a driveway to the 

MEMO  
 

TO: Van Buren Township Planning Commission  

FROM: Dan Power– Director of Planning and Economic Development 
RE: SPR 19-040 - Clover Development - Final Site Plan Review for 

Proposed Senior Housing Facility  
DATE: April 22, 2022 



 

 
 

north to connect to the future Robson Road extension and restrict the Belleville Road 
driveway to a right-in / right-out driveway. 

 
 The terms of the above Future Robson Road Access Agreement will be added to the final 

issued for construction site plan set. 
 At the time of development of the Township-owned property to the west, Clover Development 

must be available to provide data and engineering support so as to assist in confining, re-
routing or expanding the affected stormwater conveyance area on the Township property 
to meet the Township’s needs for the property. 

 The applicant must provide a set of lease restrictions prior to construction. 
 
If the Planning Commission grants final site plan approval, the application will move into a 
preconstruction phase. All permits required from Wayne County will be provided prior to the 
scheduling of a preconstruction meeting. A preconstruction meeting will be held by the Township 
Engineer prior to construction, and building permits will be issued by the Building Department prior 
to construction of the site’s buildings.  
 
Thank you for your consideration. 
 

Sincerely,  

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

McKenna Associates 
 Paul Kammer – Van Buren Charter Township Engineer – Fishbeck 
 Andrew Lenaghan – Fire Marshal, Van Buren Charter Township  
 Beth Ernat and Matthew Roland – Clover Communities of Van Buren, LLC 

 
  



 

 

April 14, 2022 

 

 

Planning Commission 

Charter Township 

of Van Buren 

46425 Tyler Road 

Belleville, Michigan 48111 

 

Subject: VBT-19-040 Clover Communities Senior Housing / 8470 Belleville; Final Site Plan 

Review #3; Revised Site Plans Dated March 23, 2022. 

 

Dear Commissioners: 

 

The applicant, Michael Joseph a representative of Clover Communities Van Buren LLC, proposes to 
construct a Senior Housing development named Clover Communities. The proposed 3-story, 45,860 
square foot building will comprise of 128 independent living units. The site is located on the west side of 
Belleville Road, between Ecorse Road and Tyler Road and has a total site area of 17.728 acres and is 
zoned C-2 (Extensive Highway Business District).  The site is also located in the Belleville Road Overlay 
District (BROD). The applicant received preliminary site plan approval from the Planning Commission on 
March 24, 2021 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. Wayne County’s approval of detention pond landscaping. This condition can be met. Per the 

applicant based on communications with Wayne County, subject to certain minor clarifications, the 

plans are ready to be approved.  A copy of final approval for the site from Wayne County must be 

submitted. 

  

2. Approval of storm water detention calculations by the Township Engineer and Wayne County. 

This condition can be met.  Per our understanding, the Township Engineer most of the significant 

engineering concerns have been addressed at this time; however, Wayne County approval letter is 

required for final approval of the storm water detention plan. 

 

3. Submission of a photometric/lighting plan addressing all of the issues noted in Comment 10 

from SPR Review #4, dated March 17, 2021.  This condition has been met. Preliminary approval 

was granted by the Planning Commission subject to reduction in height of some light poles and 

details to be provided for all fixtures. The revised plan set at this time includes a photometric plan (not 

listed on the cover sheet) showing 12’ tall decorative light poles in 2 styles with different illumination 

intensity along the main drive aisle off Belleville and within the remaining areas of the site.  The plan 

also notes decorative lantern style fixtures on the wall of the accessory garage buildings.      
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4. Revision of garage elevations to break up buildings into smaller sizes as noted in Comment 11 

from SPR Review #4 dated March 17, 2021 and clarification regarding building material 

percentage amounts and addition of brick to the pole supports for the balconies. This condition 

has been met.  The revised plans shows the garages being broken up into segments with 5 garage 

units in each.  Four smaller accessory building along the north side of the access drive around the 

main building and 4 other buildings on the west side.  Revised elevations submitted show the 

structures being constructed predominantly of brick with hardi-plank siding and an asphalt shingled 

roof.  The building material colors are to match the primary building. While percentage of materials is 

not noted, the structures appear to comply with BROD requirements.   

 

5. Submission of details for proposed dumpster enclosure.   This condition has been met. The 

enclosure was previously shown on the northwest corner of the site which would likely be a front yard 

if and when Robson Road planned for the future, is built.  The revised plan shows the dumpster 

relocated to the southwest corner, a more appropriate location.  The dumpster enclosure is to be 

provided with a 2’ brick base with stained block on top of it, to tie it to the rest of the structures on the 

site.   

 

6. Revision of sign design to include monument base. This condition has been met.  Per Section 

11.102 (A) (18) a monument sign shall have a solid supporting base equal to or greater than the width 

of the sign face constructed of a decorative and durable material (e.g., masonry), and shall have no 

separations between the sign face and the base. The supporting base shall have a minimum 24-inch 

vertical height. The revised plan includes details of the monument sign with a 2’ brick veneer base 

with stone cap, with an oval sign supported between posts on top of it.    

 

7. Relocation of transformer pad. This condition has been met.  The transformer pad has been moved 

from a location next to the main drive aisle into the site, to the front yard area of the building.  While 

still not ideal, the landscape plan does offer screening with evergreens around the unit. 

RECOMMENDATION 
 

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

recommend that the Planning Commission grant final site plan approval to Clover Communities Senior 

Housing to be located at 8470 Belleville, subject to Wayne County approval of stormwater detention for 

the site.     

 

Respectfully, 

McKENNA 

 

 

 

 

Vidya Krishnan 

Senior Principal Planner 

 

c: Dan Power, Director of Planning & Economic Development  

 Paul Kammer, FTCH, Township Engineers 

Andrew Leneghan, Van Buren Township Fire Marshal 



April 14, 2022

Fishbeck Project No. 191784

Township Project No. 19-040

Todd Saums

Director of Water and Sewer

Van Buren Township

46425 Tyler Road

Van Buren Township, MI 48311

Clover Senior Housing

8470 Belleville Road

Engineering and Final Site Plan Review No. 2

Dear Director Saums:

At the request of Van Buren Township (Township), Fishbeck has reviewed the Site Plan dated March 23, 2022, 

submitted to the Township for the second Engineering and Final Site Plan review for the proposed Clover Senior 

Housing project located at 8470 Belleville Road. The previous Engineering Plan set submittal, dated October 18, 

2021, was reviewed, and returned without recommendation for approval, as indicated in the Fishbeck letter 

dated March 11, 2022 (attached). In addition to the revised plan set, the applicant has provided written responses 

to each of the Engineering comments, which Fishbeck has also considered as part of their review.

This project entails construction of a new 128-unit senior housing center at 8470 Belleville Road south of Ecorse 

Road. The existing site includes an undeveloped 17.73-acre lot fronting Belleville Road. The proposed project 

includes: construction of a 45,860-square-foot, three story assisted living building; construction of sidewalk and 

pavement; construction of a 162-space bituminous pavement parking lot; construction of a water main loop 

around the proposed building; construction of storm drain improvements including a detention basin; 

construction of a sanitary sewer system and sewer lead; construction of one driveway with access to Belleville 

Road; and other various landscaping and Site plan improvements. The plans also indicate a proposed parcel split 

where 1.57 acres will be left as an ‘outparcel.

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. Soil boring information, including the ground water elevations, was provided in the Testing Engineers & 

Consultants, Inc. (TEC) Geotechnical Report dated November 18, 2019. No soil borings were taken in the 

current location of the detention pond thus ground water elevation will be assumed based on 

surrounding areas.
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Water Main Service

Existing: The Township’s Geographic Information System (GIS) records indicate a publicly owned 12-inch asbestos 

cement water main running north-south along the east side of Belleville Road.

Proposed: The applicant’s plan indicates a proposed 8-inch water main loop around the proposed building and 

connecting to the existing water main running north-south along Belleville Road. The plans also indicate a fire 

protection lead and water service lead at the northeast side of the proposed building from the proposed loop and 

five proposed fire hydrants.

Comments:

1. The water main connection for the north leg of the loop is indicated as a “cut-in-tee” connection method. The 

next closest valve along the Belleville Road water main is nearly 1/2-mile north of the connection point at 

Ecorse Road. Doing a cut-in-tee would require a significant amount of water main draining and downtime for 

the services along this stretch. Plans should indicate that a live tap shall be implemented, and the approval of 

a cut-in-tee would need to be approved by the Township. All connections and shutdowns must be approved 

by the Township.

2. The south leg of the loop connection is also listed as a “cut-in-tee” connection method. The length of water 

main required for a shutdown is significantly less (<1000 feet) and has far less potential service interruptions. 

That said, the contractor for the project needs to be prepared to live tap if the shutdown is not allowable by 

the Township. Our suggestion is that the plans indicate a live tap, telling the contractor that they may request 

a shutdown for a cut-in-tee, but it will first need approval by the Township. The plans could also indicate the 

location of the next closest shutdown valve, so the Contractor knows how much of the 12-inch water main 

they need to drain or handle.

3. All work within the Wayne County (County) right-of-way (ROW) must be approved by the County.

4. The proposed valve being installed between the loop connections can be removed. The location of the 

existing valve near Robson Road shall provide the isolation that is needed for shutdowns and redundancy for 

the site.

5. All fire hydrants must be a minimum of 5-foot off the back of curb. Plans should have labels confirming this 

compliance.

6. Hydrant (H1) is currently too close to the proposed building. The Township Engineering Manual states all 

hydrants shall be located at least 40 feet from the exterior wall of the building, unless allowed by the 

Fire Department.

7. Final Water Main Plans must be submitted to Michigan Department of Environment, Great Lakes, and Energy 

(EGLE) for approval of all public water main design. Upon acceptance of the Engineering Plans, the applicant 

will be responsible for submitting three sets of full-size paper copies of the plans, in conformance with the 

requirements from EGLE, as well as the EGLE Permit Application for Drinking Water Systems.

Sanitary Sewer

Existing: The Township’s GIS records indicate there is an 8-inch public clay sanitary sewer line that runs 

north-south along the east side of Belleville Road which connects into a 10-inch public clay sanitary sewer line 

closer to Tyler Road.

Proposed: The applicant is proposing to install two 6-inch private sanitary sewer leads flowing into two separate 

proposed private sanitary manholes and 8-inch polyvinyl chloride (PVC) sanitary sewer lines, which converge and 

tap into a proposed public sanitary manhole. A proposed public 8-inch sanitary sewer then flows east towards 

Belleville Road, where it crosses the roadway and connects into an existing public manhole on the 8-inch sanitary 

sewer line running north-south along Belleville Road.
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Comments:

1. The proposed 8-inch sanitary sewer shall conform to the Township Engineering Standards Manual. Solid wall 

PVC for 8-inch pipe shall be SDR 35 pipe. We acknowledge the proposed pipe is a thicker class pipe, however, 

the Township Water and Sewer Department need to confirm this variance in material thickness.

2. The note located near the sanitary sewer connection on the east side of Belleville Road needs to call out the 

definitive replacement of the driveway culvert. The property owner shall not have to coordinate, but rather 

get a new culvert that is equal or better than the current culvert in this location.

3. The easement for the sanitary sewer will now be split between two properties. A sanitary sewer easement 

from both properties will be required to be executed prior to the start of any work.

4. Final Sanitary Sewer Plans must be submitted to EGLE for approval of all public sanitary sewer design. Upon 

acceptance of the Engineering Plans, the applicant will be responsible for submitting an electronic version of 

the plans, in conformance with the requirements from EGLE (Part 41).

Storm Sewer

Existing: The Township’s GIS records indicate there is no existing storm sewer system along Belleville Road 

adjacent to the proposed development. Stormwater runoff along Belleville is conveyed by an open ditch with 

driveway culverts towards the south/southeast.

Proposed: The applicant is proposing to collect stormwater using a proposed privately-owned storm sewer 

system and conveyed to an onsite drainage basin. According to the plan’s stormwater narrative, the stormwater 

pond with forebay will be sized to accommodate stormwater from the subject site and future development of the 

outparcel. The plans indicate a standard detention pond system with a proposed outlet and emergency overflow 

spillway into a plunge pool at the edge of the property. The proposed plunge pool will discharge westerly on to 

the adjacent property at the back of the lot (west), towards the Apple Run Drain approximately 1500 feet to the 

west. There is no direct storm water connection to the Apple Run Drain from the plunge pool, but instead, 

overland sheet flow towards the drain. At the time of this letter, the County has reviewed these plans and 

provided comments to the applicant via email and telephone conversations (November 2021). The underlying 

issue the County would like to see resolved is their preference of a direct connection to the [Apple Run] drain to 

the west by piping across the township owned property OR an approval through a drainage easement or letter of 

acknowledgement/approval from the property owner regarding the drainage across the property. The Township, 

who is the owner of the adjacent property, provided the Applicant with requirements needed prior to them giving 

approval for the drainage across the property.

Update: As part of the approval process for the Township to accept the discharge onto the adjacent Township 

owned property, they have requested information from the applicant. The applicant has provided data and an 

exhibit (attached), indicating the Township Property between the proposed Clover Development and the Apple 

Run Drain. As previously discussed with all parties, this area of the Township property is known to have existing 

wetlands. The exhibit also indicates the general layout and existing contours (based on Lidar data) of the 

property. As suspected, the area is very flat and does indicate an area of flow coming from the east (Clover 

Development) into the existing wetland. As discussed within meeting with the Township, the additional flow from 

the Clover Development property may increase the saturated area up to and beyond the wetland and may 

expand the footprint of the existing wetland.

Comments:

1. Fishbeck understands the review is still ongoing from the County, and thus, any changes or further 

requirements from them may result in a resubmittal of the plans.

2. An internal discussion is planned to discuss the required submittal information for the drainage across 

the property.

3. Storm structure R20 is labeled as a catch basin (CB), however, it appears to be located at the back of a curb 

with grade flowing away from the curb. Confirm and change to manhole if true.
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Paving and Grading

1. The applicant shall utilize “northbound (NB)” and “southbound (SB)” designation on the “Belleville Rd” signs 

to clarify which direction of Belleville Road is being detoured. These signs should be written as “NB Belleville 

Rd” or “SB Belleville Rd”.

Soil Erosion and Sedimentation Control (SESC)

1. All SESC Plans and implementation must be in accordance with the Township Engineering Standards Manual, 

Chapter II, Plan Requirements, Paragraph D, SESC Plan Requirements, and in accordance with the County 

SESC standards.

2. It is our understanding the SESC Plans have been approved and the Permit is ready to be picked up. The 

Owner/Contractor will be responsible for obtaining the SESC Permit prior to the scheduling of the 

Preconstruction meeting and prior to any work being done onsite.

Recommendation

We are recommending the Planning Commission grant the Clover Senior Housing Project Engineering and Final 

Site Plan approval, subject to the comments listed above and the pending County review and approval. If changes 

occur due to requirements from the County, the Township reserves the right to require the applicant resubmit 

and reapply for review of the site. Prior to the project continuing to the Preconstruction Phase, the applicant will 

be required to address all comments in an Issued for Construction Plan set. If you have any questions regarding 

this project, please contact me at 248.324.2137 or pkammer@fishbeck.com.

Sincerely,

Paul J. Kammer, PE

Senior Civil Engineer

By email

Attachments

Copy: Dan Power – Township

Brittney Williams – Township

Vidya Krishnan– McKenna

mailto:pkammer@fishbeck.com


 
 

March 11, 2022 
Fishbeck Project No. 191784 
Township Project No. 19-040 
 
Todd Saums 
Director of Water and Sewer 
Van Buren Township 
46425 Tyler Road 
Van Buren Township, MI 48311 
 

Clover Senior Housing 
8470 Belleville Road 
Engineering and Final Site Plan Review 
 
Dear Director Saums: 

At the request of Van Buren Township (Township), Fishbeck has reviewed the Site Plan dated October 18, 2022, 
submitted to the Township for the Engineering and Final Site Plan review for the proposed Clover Senior Housing project 
located at 8470 Belleville Road. 

This project entails construction of a new 128-unit senior housing center at 8470 Belleville Road south of Ecorse Road. The 
existing site includes an undeveloped 17.73-acre lot fronting Belleville Road. The proposed project includes: construction 
of a 45,860-square-foot, three story assisted living building; construction of sidewalk and pavement; construction of a 
162-space bituminous pavement parking lot; construction of a water main loop around the proposed building; 
construction of storm drain improvements including a detention basin; construction of a sanitary sewer system and sewer 
lead; construction of one driveway with access to Belleville Road; and other various landscaping and site plan 
improvements. The plans also indicate a proposed parcel split where 1.57 acres will be left as an ‘outparcel.’ 

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. Soil boring information, including the ground water elevations, was provided in the TEC Geotechnical Report dated 
November 18, 2019. No soil borings were taken in the current location of the detention pond thus ground water 
elevation will be assumed based on surrounding areas. 

2. The clearance between utilities should be shown on the utility crossing table. 
3. Plans must include the applicable Standard Detail Drawings as found in Appendix A of the Township Engineering 

Standards Manual. The Township can provide full size sheets of multiple details upon request. 
4. All elevation points on the grading plans should distinguish between a proposed ground grade or top of water valve.  
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Water Main Service 

Existing: The Township’s Geographic Information System (GIS) records indicate a publicly owned 12-inch asbestos cement 
water main running north-south along the east side of Belleville Road. 

Proposed: The applicant’s plan indicates a proposed 8-inch water main loop around the proposed building and connecting 
to the existing water main running north-south along Belleville Road. The plans also indicate a fire lead and water service 
lead to the south side of the proposed building from the proposed loop and five proposed fire hydrants. 

Comments: 

1. It appears there is some places along the south side of the building where minimum separation between utilities is 
still not being met.  Adjust and label distances to indicate compliance for all areas of water main.  The minimum of ten 
feet of horizontal separation shall be provided between water mains and sanitary sewer lines, storm sewer lines, or 
other water mains. This is measured from outside of pipe to outside of pipe and should be indicated on the plans. 
Michigan Department of Environment, Great Lakes, and Energy (EGLE) will require this as part of their submission, so 
anywhere that indicates storm or sanitary running parallel, please specify the distance 

2. Water main depth must be 6 feet everywhere unless within the influence of any roadway or paved surface, in which 
case the depth shall be 7 feet.  Township DPS has had issues with 6 foot depth of water main under paved areas and 
is now requiring 7 feet.  Label all profiles to confirm this depth is met. Water main depth shall also be calculated based 
on the surrounding natural grade of the land or from the centerline elevation of an adjacent roadway (i.e. can’t 
measure depth under a landscape berm). 

3. Water main and easement must be clear of proposed landscaping trees, signs, and other elements. The following 
location of water main should be adjusted to provide a clear area for future maintenance and repair: 
a. The alignment along the south side of the driveway. This water main and easement sit directly below or just 

slightly offset from the landscape row of trees and the complex sign. Future maintenance and repair will be very 
difficult and could impact the water main. This water main alignment should shift to the south, out of the 
influence of the trees, out of the footprint of the sign. Indicate a cleared 12-foot easement on the south side of 
the landscaping.  The current location does not allow for room for future maintenance.  Centerline of the water 
main lies within 6 feet of the center of the trunks of the trees.  Any excavation of the water main will require 
removal of any tree within the area.  

 
4. Engineering plans must include all proposed and existing information on how the water main is planned on being 

connected at the existing water main at both locations.  It is now noted that the water main will be installed open cut, 
with a full road closure, however, there is no indication of the tapping method.  Cut-in-tee methodology must be 
worked through with the Township to show isolation and potential disruptions to service.  All shutdowns must be 
approved by the Township.  All work within the Wayne County ROW must be approved by the County. 

5. The proposed valve being installed between the loop connections shall be labeled gate valve and well, and also 
shifted to the north.  The current location is directly next to a sanitary sewer manhole.  Limit the disturbance around 
the existing utilities and leave room for future manhole maintenance. 
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6. Water service lead is now less than 100 feet in length, however, the fire suppression is PROHIBITED to be tapped from 
a non-looped water main lead to a hydrant.  Reconfigure the service and fire suppression lead.  Potential to tap the 
northern leg of the loop for both service and fire protection. 

7. All fire hydrants must be a minimum of 5’ off the back of curb.  Label for compliance. 
8. Final Water Main plans must be submitted to EGLE for approval of all public water main design.  Upon acceptance of 

the Engineering Plans, the applicant will be responsible for submitting three sets of full size paper copies of the plans, 
in conformance with the requirements from EGLE, as well as the EGLE Permit Application for Drinking Water Systems. 

Sanitary Sewer 

Existing: The Township’s GIS records indicate there is an 8-inch public clay sanitary sewer line that runs north-south along 
the east side of Belleville Road which connects into a 10-inch public clay sanitary sewer line closer to Tyler Road. 

Proposed: The applicant is proposing to install two 6-inch private sanitary sewer leads flowing into two separate proposed 
private sanitary manholes and 8-inch PVC sanitary sewer lines, which converge and tap into a proposed public sanitary 
manhole. A proposed public 8-inch sanitary sewer then flows east towards Belleville Road, where it crosses the roadway 
and connects into an existing public manhole on the 8-inch sanitary sewer line running north-south along Belleville Road. 

Comments: 

1. Existing sanitary sewer manhole on the profile shows what looks to be a sump.  Adjust for clarity.   
2. The easement for the sanitary sewer will now be split between 2 properties.  A sanitary sewer easement from 

both properties will be required to be executed prior to the start of any work.   

3. Final Sanitary Sewer plans must be submitted to EGLE for approval of all public sanitary sewer design.  Upon 
acceptance of the Engineering Plans, the applicant will be responsible for submitting an electronic version of the 
plans, in conformance with the requirements from EGLE (Part 41). 

Storm Sewer 

Existing: The Township’s GIS records indicate there is no existing storm sewer system along Belleville Road 
adjacent to the proposed development. Stormwater runoff along Belleville is conveyed by an open ditch with 
driveway culverts towards the south/southeast. 

Proposed: The applicant is proposing to collect stormwater using a proposed privately-owned storm sewer 
system and conveyed to an onsite drainage basin. According to the plan’s stormwater narrative, the stormwater 
pond with forebay will be sized to accommodate stormwater from the subject site and future development of the 
outparcel. The plans indicate a standard detention pond system with a proposed outlet and emergency overflow 
spillway into a plunge pool at the edge of the property.  The proposed plunge pool will discharge westerly on to 
the adjacent property at the back of the lot (west), towards the Apple Run Drain approximately 1500 feet to the 
west.  There is no direct storm water connection to the Apple Run Drain from the plunge pool, but instead, 
overland sheet flow towards the drain.  At the time of this letter, Wayne County has reviewed these plans and 
provided comments to the applicant via email and telephone conversations (Nov 2021).  The underlying issue that 
the County would like to see resolved is their preference of a direct connection to the [Apple] drain to the west by 
piping across the Twp owned property OR an approval through a drainage easement or letter of 
acknowledgement/approval from the property owner regarding the drainage across the property.  Van Buren 
Township, who is the owner of the adjacent property, provided the Applicant with requirements needed prior to 
them giving approval for the drainage across the property.   

Comments: 

1. Fishbeck understands the review is still ongoing from Wayne County, and thus, any changes or further 
requirements from them may result in a resubmittal of the plans. 
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Paving and Grading 

1. As part of the Engineering review process, the applicant will be required to provide more detailed grading plans 
that indicate detailed parking lot grades, Americans with Disabilities Act 2010 (ADA) ramp grades, and all other 
paved areas.  Slopes shall be provided to easily determine minimum and maximum grades are being met.  Two areas 
to spot check on the east side of the building.  1) Low Point with no outlet (707.20) 2) Corner/Turn has a low corner 
giving a 11% grade.  Applicant to double check grades along the driveway curve.  Some grades show a cross slope 
greater than 2%. 

 
2. The applicant shall add language to the detour plan to ensure local traffic is maintained.  There are multiple houses 

located within the full road closure as shown on the detour plans. 
3. The applicant shall utilize “NB” and “SB” designation on the “Belleville Rd” signs in order to clarify which direction of 

Belleville Road is being detoured. 

Soil Erosion and Sedimentation Control (SESC) 

1. All SESC Plans and implementation must be in accordance with the Township Engineering Standards Manual, Chapter 
II, Plan Requirements, Paragraph D, SESC Plan Requirements, and in accordance with Wayne County SESC standards. 

2. It is our understanding that the SESC Plans have been approved and the Permit is ready to be picked up.  The 
Owner/Contractor will be responsible for obtaining the SESC Permit prior to the scheduling of the Preconstruction 
meeting and prior to any work being done on the site.  

Recommendation 

We are NOT recommending the Planning Commission grant the Clover Senior Housing Project Engineering and Final Site 
Plan approval at this time due to the ongoing Wayne County stormwater management review and the comments listed 
above.  The applicant may continue to coordinate with the Township and Fishbeck to iron out any of the above listed 
comments while working through the final requirements for Wayne County.  If you have any questions regarding this 
project, please contact me at 248.324.2137 or pkammer@fishbeck.com. 

Sincerely, 
 
 
 
Paul J. Kammer, PE    
Senior Civil Engineer    

By email 
Copy:  Dan Power – Township 
 Vidya Krishnan– McKenna 

 Dave Potter, PE – Fishbeck 

mailto:pkammer@fishbeck.com
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Know what's below.
      Call before you dig.

DRAINAGE SUMMARY       

LEGEND                                     







PC Minutes 3‐24‐21 
Page 3 of 9 
 

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. 
 



PC Minutes 3‐24‐21 
Page 5 of 9 
 

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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FLOOR PLAN: GARAGE (5 BAYS)

GARAGE ELEVATION (5 BAYS)

GARAGE ELEVATION (5 BAYS)

WALL SECTION

1-HR. FIRE BARRIER

Note:  This drawing has been 
scaled to fit a 24"x36" sheet for 
inclusion in the Final Site Plan.  
Scales presented are not 
accurate when printed to 
24"x36" sheet.
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General Note
1.  SEE SCHEDULE FOR LUMINAIRE MOUNTING HEIGHT.
2.  CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: 0' - 0", PROPERTY LINE AT 5'-0" ABOVE GRADE
3.  LIGHTING ALTERNATES REQUIRE NEW PHOTOMETRIC CALCULATION AND RESUBMISSION TO CITY FOR APPROVAL.

THE ENGINEER AND/OR ARCHITECT MUST DETERMINE APPLICABILITY OF THE LAYOUT TO EXISTING / FUTURE FIELD CONDITIONS.  THIS
LIGHTING LAYOUT REPRESENTS ILLUMINATION LEVELS CALCULATED FROM LABORATORY DATA TAKEN UNDER CONTROLLED CONDITIONS
IN ACCORDANCE WITH ILLUMINATING ENGINEERING SOCIETY APPROVED METHODS.  ACTUAL PERFORMANCE OF ANY MANUFACTURER'S
LUMINAIRE MAY VARY DUE TO VARIATION IN ELECTRICAL VOLTAGE, TOLERANCE IN LAMPS, AND OTHER VARIABLE FIELD CONDITIONS.
MOUNTING HEIGHTS INDICATED ARE FROM GRADE AND/OR FLOOR UP.

THESE LIGHTING CALCULATIONS ARE NOT A SUBSTITUTE FOR INDEPENDENT ENGINEERING ANALYSIS OF LIGHTING SYSTEM SUITABILITY
AND SAFETY.  THE ENGINEER AND/OR ARCHITECT IS RESPONSIBLE TO REVIEW FOR MICHIGAN ENERGY CODE AND LIGHTING QUALITY
COMPLIANCE.

UNLESS EXEMPT, PROJECT MUST COMPLY WITH LIGHTING CONTROLS REQUIRMENTS DEFINED IN ASHRAE 90.1 2013. FOR SPECIFIC
INFORMATION CONTACT GBA CONTROLS GROUP AT ASG@GASSERBUSH.COM OR 734-266-6705.

FOR ORDERING INQUIRIES CONTACT GASSER BUSH AT QUOTES@GASSERBUSH.COM OR 734-266-6705.

THIS DRAWING WAS GENERATED FROM AN ELECTRONIC IMAGE FOR ESTIMATION PURPOSE ONLY. LAYOUT TO BE VERIFIED IN FIELD BY
OTHERS.

MOUNTING HEIGHT IS MEASURED FROM GRADE TO FACE OF FIXTURE. POLE HEIGHT SHOULD BE CALCULATED AS THE MOUNTING HEIGHT
LESS BASE HEIGHT.

Schedule

Symbol Label QTY Manufacturer Catalog Number Description Lamp
Lumens

per
Lamp

LLF Wattage Number
Lamps MH Wattage

32 Brownlee
Lighting

7322-C13-40K Grey steel frame, frosted plastic
lens

LED 672 0.9 12.26 1 6' 12.26

4 Holophane GVD3 P30 40K XXXX
GL3

GranVille Gen3, P30
Performance Package, 4000K
CCT, 70CRI, Type 3 distribution,
no trim

LED 8409 0.9 61 1 12' 61

11 Holophane GVD3 P20 40K XXXX
GL5

GranVille Gen3, P20
Performance Package, 4000K
CCT, 70CRI, Type 5 distribution,
no trim

LED 5494 0.9 39 1 12' 39
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DEVELOPER
CLOVER DEVELOPMENT
348 HARRIS HILL RD,
WILLIAMSVILLE, NY 14221
CONTACT: BETH ERNAT
PHONE: 734-346-0246
EMAIL: bernat@clovergroupinc.com

CIVIL ENGINEER
ATWELL, LLC
TWO TOWNE SQUARE, SUITE 700
SOUHTFIELD, MI 48076
CONTACT: JARED KIME, P.E.
PHONE: (248) 447-2000
EMAIL: jkime@atwell-group.com

FLOODPLAIN NOTE
PER THE FEDERAL EMERGENCY MANAGEMENT AGENCY (FEMA) MAP (MAP NO. 26163C0351E, AN
UNPRINTED PANEL DATED 02-02-2012, THE SITE LIES WITHIN ZONE X WHICH ARE AREAS
DETERMINED TO BE OUTSIDE OF THE 0.2% ANNUAL CHANCE FLOODPLAIN.

WETLANDS 
PER THE NATIONAL WETLANDS INVENTORY WETLANDS MAPPER, NO REGULATED WETLANDS ARE
LOCATED ON-SITE.

PERMIT MATRIX
TYPE    ISSUED BY STATUS NOTES
SITE CONSTRUCTION TOWNSHIP SUBMITTED
ROW CONSTRUCTION PERMIT WAYNE CO. DPS SUBMITTED
WATER MAIN EGLE
SANITARY SEWER EGLE
STORM WATER WAYNE CO. DPS AND SUBMITTED

VAN BUREN TOWNSHIP SUBMITTED
SOIL EROSION PERMIT WAYNE COUNTY LRM SUBMITTED

SURVEY DATUM
VERTICAL DATUM IS BASED ON NAVD 88,
CONVERSION FACTOR TO NGVD 29 SHALL BE 0.436, NGVD 29= NAVD 88 + 0.436

PARCEL DESCRIPTION
SCHEDULE A EXHIBIT "A" LEGAL DESCRIPTION PER ALTA
COMMITMENT FOR TITLE INSURANCE ISSUED BY FIDELITY NATIONAL
TITLE INSURANCE COMPANY, COMMITMENT NO.: A0743131,
COMMITMENT DATE: AUGUST 13, 2019:

LAND SITUATED IN THE TOWNSHIP OF VAN BUREN, COUNTY OF
WAYNE, STATE OF MICHIGAN, DESCRIBED AS FOLLOWS:

THE NORTH 1/2 OF THE NORTHEAST 1/4 OF THIS SOUTHEAST 1/4 OF
SECTION 9, TOWN 3 SOUTH, RANGE 8 EAST, VAN BUREN TOWNSHIP,
WAYNE COUNTY, MICHIGAN, DESCRIBED AS: BEGINNING AT THE EAST
1/4 CORNER OF SAID SECTION 9; THENCE SOUTHERLY ALONG THE
EAST LINE OF SAID SECTION 9, A DISTANCE OF 660 FEET MORE OR
LESS; THENCE WESTERLY PARALLEL TO THE EAST AND WEST 1/4 LINE
OF SAID SECTION 9, A DISTANCE OF 1230.90 FEET MORE OR LESS;
THENCE NORTHERLY AND PARALLEL TO THE EAST LINE OF SAID
SECTION 9, A DISTANCE OF 660 FEET, MORE OR LESS; THENCE
EASTERLY ALONG THE EAST AND WEST 1/4 LINE OF SAID SECTION 9,
A DISTANCE OF 1230.90 FEET, MORE OR LESS TO THE POINT OF
BEGINNING.

EXCEPTING THEREFROM THE EASTERLY 60 FEET OF THE NORTH 1/2
OF THE NORTHEAST 1/4 OF THE SOUTHEAST 1/4 OF SAID SECTION, AS
CONVEYED BY DEED RECORDED AT LIBER 53416, PAGE 329.

DEVELOPMENT TEAM

ALTA SURVEY
EAST / WEST ELEVATION
NORTH ELEVATION
SOUTH ELEVATION
GARAGE ELEVATION
PHOTOMETRIC SITE PLAN

PLANNING
VAN BUREN TOWNSHIP PLANNING &
ECONOMIC DEVELOPMENT
46425 TYLER RD
VAN BUREN TWP, MI 48111
CONTACT: MATT BEST
PHONE: 734-699-9600
EMAIL: mbest@vanburen-mi.org

WATER & SEWER
VAN BUREN TOWNSHIP PUBLIC SERVICES
46425 TYLER ROAD
VAN BUREN TWP., MI 48111
PHONE: 734-699-8900

RIGHT-OF-WAY
WAYNE COUNTY DPS
CONSTRUCTION PERMITS OFFICE
33809 MICHIGAN AVENUE
WAYNE, MI 48184
CONTACT: HIKMAT KASSEM
PHONE: (734) 595-6504
EMAIL: hkassem@co.wayne.mi.us

SOIL EROSION
WAYNE COUNTY LRM
3600 COMMERCE COURT, BLDG. E
WAYNE, MI 48184
PHONE: 734-326-4421

STORMWATER
WAYNE COUNTY DPS
CONSTRUCTION PERMITS OFFICE
33809 MICHIGAN AVENUE
WAYNE, MI 48184
CONTACT: HIKMAT KASSEM
PHONE: (734) 595-6504
EMAIL: hkassem@co.wayne.mi.us

DATA / TELEPHONE
AT&T
CONTACT: LINDA DENNISUK
PHONE: 248-456-8256
EMAIL: ld2154@att.com

ELECTRIC/GAS
DTE ENERGY
1 ENERGY PLAZA
DETROIT, MI 48226
PHONE: 800-477-4747

GOVERNING AGENCIES / UTILITY CONTACTS

CLOVER SENIOR HOUSING
8470 BELLEVILLE ROAD
VAN BUREN TOWNSHIP
WAYNE COUNTY, MI
PARCEL ID: 83-036-99-002-702

FINAL SITE PLANS
VICINITY MAP
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Know what's below.
Call before you dig.

UTILITY QUANTITIES

ATTACHED PLANS

SHEET LIST
SH. # SHEET TITLE

1 COVER SHEET
2 EXISTING CONDITIONS AND DEMOLITION PLAN
3 LAYOUT PLAN
4 OVERALL GRADING & SOIL EROSION CONTROL PLAN
5 SOIL EROSION & SEDIMENTATION CONTROL DETAILS
6 GRADING PLAN-EAST
7 GRADING PLAN-WEST
8 OVERALL UTILITY PLAN
9 WATER PROFILES - 1

10 WATER PROFILES - 2
11 SANITARY PROFILES
12 STORM PROFILES - 1
13 STORM PROFILES - 2
14 STORM PROFILES - 3
15 DETAILED STORM SEWER PLAN
16 STORMWATER MANAGEMENT PLAN
17 STORMWATER MANAGEMENT CALCULATIONS
18 BELLVILLE IMPROVEMENTS PLAN
19 BELLVILLE RD. DETOUR PLAN
20 FIRE PROTECTION PLAN
21 EXISTING TREE SURVEY AND REMOVAL PLAN
22 TREE LIST
23 TREE LIST
24 LANDSCAPE PLAN
25 LANDSCAPE DETAILS
26 STANDARD DETAILS
27 WCDPS DETAILS
28 WCDPS DETAILS
29 SANITARY SEWER STANDARD DETAILS - 1
30 SANITARY SEWER STANDARD DETAILS - 2
31 STORM SEWER STANDARD DETAILS
32 WATER MAIN STANDARD DETAILS - 1
33 WATER MAIN STANDARD DETAILS - 2
34 SIDEWALK STANDARD DETAILS
35 MISCELLANEOUS STANDARD DETAILS
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PROPOSED BUILDING
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PROPOSED BUILDING
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SITE  BENCHMARKS 

WATER SYSTEM NARRATIVE                   
 

SANITARY SEWER NARRATIVE               

LEGEND                                      GENERAL UTILITY NOTES:

UTILITY CROSSING TABLE



PROPOSED BUILDING
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PROPOSED BUILDING

R12
0.33 AC.

R19
0.21 AC.

R21
0.23 AC.

R22
0.32 AC.

R16
0.60 AC.

R40
1.57 AC.

R25
0.87 AC.

R18
0.12 AC.

R26
0.08 AC.

R29
0.08 AC.

R13
0.13 AC.

R17
0.12 AC.R11

0.25 AC.

R15
0.18 AC.

R14
0.97 AC.

R9
0.17 AC.

R10
0.12 AC.

R7A
0.13 AC.

R6
0.18 AC.

EX. UNDEVELOPED AREA
3.66 AC.

R8
0.14 AC.

R7
0.19 AC.
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SITE  BENCHMARKS 

LEGEND                                     

STORMWATER NARRATIVE     

NOTES                                                            

C-FACTORS 

STORM SEWER CONVEYANCE CALCULATIONS                                             

DRAINAGE SUMMARY       



R9
0.17 AC.

R7A
0.13 AC.

R8
0.14 AC.

R7
0.19 AC.
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





STORM WATER MANAGEMENT CALCULATIONS
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PROPOSED BELLEVILLE APPROACH

EXISTING CONDITIONS
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WOODLAND AREA SUMMARY



PROPOSED BUILDING

24

Know what's below.
      Call before you dig.

LEGEND                                                            


NOTES



TREE SCHEDULE                                                           

SHRUB SCHEDULE                                                         

ORNAMENTAL TREE SCHEDULE                                  

PERENNIAL SCHEDULE                                                 
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BIKE RACK DETAIL
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Project Summary 

Applicant, Wayne County 4H Association, seeks site plan approval to construct a 1,392 square 
foot restroom and laundry building on a 2,380 square foot slab at an existing fairground facility, 
along with seven (7) new asphalt parking spaces and a concrete walkway, and to demolish 7,500 
square feet of combined concrete and gravel surfaces. The proposed restroom and laundry building 
is proposed to include six (6) washing and six (6) drying machines along with eight (8) toilets, eight 
(8) showers and eight (8) sinks. The subject parcel is located at 10871 Quirk Road (Parcel ID 
number 83 064 99 0001 000), a 37.5-acre parcel zoned R-1B – Single Family Residential. To 
assist with the Planning Commission’s review, I have included an illustrative map of the Fairgrounds, 
an explanatory letter from Deb Schalte of the Wayne County Fair Association, and site plan 
drawings.  
 
Zoning, Use, and Review Process 
 
The proposed use is a long-standing fairground which is currently owned by the Wayne County 4H 
Association. It has historically been the site of carnivals, races and rodeos, and miscellaneous 
events, along with a campground. According to the applicant, the Fairgrounds site at the subject 
property was established in 1946. The site has also historically hosted camping. According to the 
applicant, in the early 1980s, the camping activities expanded from youth and adult exhibitors 
being at the site during fair week to a more complete campground for the public which now 
encompasses roughly seven (7) acres near the north end of the site. There is currently a roughly 
750 square foot building that house restrooms and laundry facilities for the campground site. The 
proposed larger restroom and laundry facility will be used to serve the needs of the campground.  
 
If the entire fairgrounds site were proposed today, the park aspect of the use would require a special 
land use approval. Additionally, the campground is considered lawful nonconforming use, because 
though campgrounds are relegated only to the Township’s AG – Agricultural and Estates zoning 
district as a special land use, it was lawfully in place prior to the Township’s adoption of a Zoning 
Ordinance.  
 
The applicant began seeking to build the restroom and laundry building in 2019. When reviewing 
the scope of this project, the previous Planning Director interpreted and I agree that the Planning 
Commission would be required to review the project, however, the scope of planning review would 
be limited to review to the areas adjacent to the new bathroom building, including adjacent vehicle 

MEMO  
TO: Van Buren Township Planning Commission 

 

FROM: Dan Power – Director of Planning and Economic 
Development 
 

RE: Site Plan Review #20-008 – Wayne County Fairgrounds 
Restroom Building  

DATE: April 22, 2022 



parking and maneuvering and the relationship between the proposed building and other buildings, 
campsites, and internal access drives. The entire fairgrounds site would be exempted from the 
review and a special land use permit addition would not be required from the Township Board to 
facilitate that review. Additionally, the Township Engineer and Township Fire Marshal would need 
to review the plan for preliminary approval. These reviews would cover any comments pertaining 
to water and sanitary utilities, fire department access and any fire suppression review, and surface 
drainage. The format of my review in this report will be to summarize the review completed on 
these major points regarding setbacks, building architecture, vehicle parking and maneuvering, 
access, water and sewer utilities, and surface drainage.  
 
Setbacks. The proposed building meets the R-1B zoning ordinance setback requirements including 
a 30’ required front, 25’ combined required side, and 35’ required rear yard setback. 
 
Building Architecture. The elevation drawing provided by the applicant demonstrates that the 
proposed building façade will be concrete block walls, and the building will have a hip roof with 
residential-style asphalt shingles. A color rendering shall be provided to demonstrate that the 
building’s color is compatible with other buildings around the fairgrounds site. 
 
Vehicle Parking and Maneuvering. The applicant proposes seven (7) off-street parking 
spaces on an asphalt surface. This is adequate to meet the needs of the building’s proposed laundry 
facilities, including one (1) space for every two (2) washing and drying machines. The off-street 
parking spaces must be double-striped in accordance with the Van Buren Township Zoning 
Ordinance, must be 20’ deep and 9.5’ wide, and must have an adjacent maneuvering lane that is 
at least 24’ wide. The site’s existing gravel-surfaced access drive will be used up to the point of the 
building. 
 
Access. The building will be accessed from both Quirk Street to the west and McBride Avenue to 
the north. Based on direction from the Fire Marshal to ensure there is a direct route to a fire hydrant 
on McBride Avenue, the applicant has installed a new driveway approach from McBride Avenue 
to the north. Prior to final inspection, the applicant must walk the site with Township staff to ensure 
that adequate access to the building is provided from both the west and the north, and that all 
access drives are in good repair. 
 
Water and Sewer Utilities. The site will use existing sanitary sewer facilities. The Township 
Engineer and Fire Marshal required the applicant to provide data to support that the site is 
adequately served by area water flow. Flow rates were measured by Brown Drilling, the applicant’s 
contractor, on November 6, 2020. Based on remaining concerns that the flows would be adequate 
to serve fire suppression needs for the site, the Township Fire Marshal required the applicant to 
install a driveway approach to McBride Avenue so as to provide a direct route for the Fire 
Department to access the fire hydrant there in the event of an emergency. The Fire Marshal has 
indicated that all previous water supply and fire department access concerns have been addressed 
with his latest letter dated March 18, 2022. 
 
Stormwater Drainage. The applicant provides data on their current plans to indicate that the 
proposed construction will reduce the total volume of runoff on the site and use existing stormwater 



facilities. Downspouts must be installed on the proposed building which adequately discharge roof 
stormwater to the surface stormwater facilities in accordance with the Township’s Engineering 
Standards. 
 
Recommendation 
 
The applicant has worked hard over the past several years to develop this project. I recommend 
that the Planning Commission grant preliminary and final site plan approval, subject to the 
following conditions being met: 
 

- A color rendering shall be provided to demonstrate that the building’s color is compatible 
with other buildings around the fairgrounds site. 

- The off-street parking spaces must be double-striped in accordance with the Van Buren 
Township Zoning Ordinance, must be 20’ deep and 9.5’ wide, and must have an adjacent 
maneuvering lane that is at least 24’ wide. 

- Prior to final inspection, the applicant must walk the site with Township staff to ensure that 
adequate access to the building is provided from both the west and the north, and that all 
access drives are in good repair. 

- Downspouts must be installed on the proposed building which adequately discharge roof 
stormwater to the surface stormwater facilities in accordance with the Township’s 
Engineering Standards. 
 

Thank you for allowing me to assist with this review.  
 
Sincerely, 

 
Dan Power 
Director of Planning and Economic Development, Van Buren Charter Township 

 
CC: Deb Schalte, Wayne County Fairgrounds Association 

Paul Kammer, PE, Van Buren Township Engineering Consultant – Fishbeck 
 Andrew Lenaghan, Van Buren Township Fire Marshal 
 Todd Saums, Van Buren Township Water and Sewer Director 
 
 



 Andrew Lenaghan                                                                     Van Buren Fire Department 
 Deputy Fire Chief/ Fire Marshal                                              46425 Tyler Rd 
 O: 734-699-8900  Ext. 9416                                                       Van Buren Twp., MI 48111 

Our Mission: The members of the Van Buren Fire Department shall work together in a professional and caring way to protect life and property from the        

adverse effects of fire, trauma, illness and dangerous conditions. Our services will be provided in a fair, honest, and ethical manner with the highest respect and    
dignity to all. 

 

 JuneMarch 18, 2022JuneJune 9, 2020 
March 18, 2022 
 
Director of Planning and Economic Development 
46425 Tyler Road 
Van Buren Township, MI 48111 
 
Re:  Proposed New Restroom and Laundry building 
        Wayne County Fairgrounds and RV Park 
        10871 Quirk Rd.  
        Van Buren Township, MI   48111 
         
 
I have completed the review of the site plan submitted for the restrooms and laundry room at the 
Wayne County Fairgrounds.  
 
All previous water supply and fire department access concerns have been corrected.  
 
 
If you have any questions regarding this review,feel free to contact me (734) 699-8900 Ext. 9416 or 
alenaghan@vanburen-mi.org 
 
 
Andrew Lenaghan 
               
Deputy Fire Chief/ Fire Marshal 
Van Buren Township  



 
10871 Quirk Road, Belleville, MI 48111 

Office:  734‐697‐7002;    Fax:  734‐699‐7180 

rvfairgrounds@gmail.com       www.WayneCountyFairgrounds.net 

 

 

 

 

Dan Powers 

Van Buren Township 

Planning Commission 

 

Re: Bathroom & Laundry Project 

Wayne County Fair Association 

 

Wayne County Fair Grounds was established in 1946 at 10871 Quirk Road, Belleville, Michigan. In the 

beginning camping at our facility was for the youth and adult exhibitors in tents during the week of fair. 

Wayne County Fair Association is a non‐profit entity with no support from any local or government 

agency. In the early 80’s a campground for the public was established to help generate income to 

sustain the fair so the youth of Wayne County would have a County Fair. 

The old bath house that we are looking to replace was built in the late 70’s. The new facility we are 

proposing would not only enhance the campground but could potentially generate more revenue from 

the campers that need those facilities while camping on the grounds. 

Our campground not only brings revenue for our organization so we are able to host a County Fair every 

year and promote agricultural education to the Wayne County youth, but also serves the community by 

generating revenue for the local restaurants, gas stations, and grocery stores. 

 

Sincerely, 

 

 

Deb Schalte 

Wayne County Fair Association 
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Estimate
Date

5/10/2021

Estimate #

15315-51-230

Name / Address

WAYNE COUNTY

FM CLARK PLUMBING, INC.

6577 HIVON RD
CARLETON , MI  48117

Project

NEW GANG BATH...

Total

Description Qty Rate Total

WAYNE COUNTY WATER FLOW 0.00 0.00
WE HAVE 56 GPM AT BUILDING
EXISTING BATHROOMS NOW
HAVE 7 SINKS AT 2 GMP / 12
2 URINALS AT 1 GPM / 2
HAVE 8 TOILETS 3 GPM / 24
6 SHOWERS AT 3.5 GPM / 21
2 LAUNDRY 6.5 GPM/ 13
TOTAL FOR EXCITING BATHROOM IS 72
NEW BATHROOM THERE ARE INDIVIDUAL STALLS (1
PERSON)
8 NEW BATHROOMS AT 4 GPM / 32
6 LAUNDRY 3 GPM / 18
TOTAL FOR NEW BATHROOM IS 50 GPM

All material is guaranteed to be as specified. All work to be completed in a workmanlike manner according to standard practices. Any alteration or
deviation from above specifications involving extra costs, will be executed only upon written orders and will become an extra charge over and
above the estimate. All agreements contingent upon strikes, accidents or delays beyond our control. Owner to carry fine, tornado & other necessary
insurance. Our workers are fully covered by Workmen's Compensation Insurance.  PROPOSAL IS GOOD FOR 30 DAYS.

Due to the current economic climate & increasing number of liens and/or claims being placed on jobs, there will be a $500.00 fee billed to any
customers' account for each job that requires any legal action to recover all costs in teh filing & discharge processes.

IT IS THE OWNERS RESPONSIBILITY TO CALL MISS DIG & PROVIDE FMCP WITH THE MISS DIG TICKET NUMBER. THE ABOVE
PRICES, SPECIFICATIONS & CONDITIONS ARE SATISFACTORY & ARE HEREBY ACCEPTED.

$0.00





BM1  BENCH MARK 1: SPIKE IN LIGHT POLE: ELEV.: 692.85

BM2  BENCH MARK 2: SPIKE IN LIGHT POLE: ELEV.: 692.83

LEGEND

 FF    FINISH FLOOR ELEVATION

INV.   INVERT ELEVATION

gv    GATE VALVE

LP    LIGHT POLE

UP    UTILITY POLE

MHE   MANHOLE-ELECTRIC

29/30 2 CAMP SITE ID'S, 2 SPIGOTS & 2 ELECTRIC BOXES

35    CAMP SITE ID, SPIGOT & ELECTRIC BOX

FD    FRENCH DRAIN

s     SANITARY SEWER-4" PVC

v     SANITARY SEWER VENT

s     SANITARY SEWER LINE 

r     STORM SEWER LINE

oh    OVERHEAD LINE

w     WATER LINE

ds    DOWN SPOUT

sh    WATER SHUTOFF

sp    WATER SPIGOT

694X7 SPOT ELEVATION

NOTE:

SOME UTILITY LOCATIONS ARE PER SPALDING DeDECKER PLANS JOB NP14094

AND MAY OR MAY NOT BE ACCURATE.

CALL MISS DIG BEFORE YOU DIG

gv(PP)GATE VALVE PER PLAN-NOT FIELD VERIFIED
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SCALE:  1"=30'

adamseng@comcast.net (734) 320-0947

2039 Collegewood Drive, Ypsilanti, MI 48197

John Adams & Associates, Inc.

DESIGNED  J. ADAMS CHECKED J. ADAMS

SCALE AS NOTED CADD DATE 3/10/22

DIVISION CONTRACT SHEET 1 OF 2

PINE

12"

TREE

12"

GATE (TYP)
SWING

DOUBLE 

CE 0600.980.05

Surveyor:  Coleman Land Surveying, PLC, 734-944-3266, ken@colemanlandsurveying.com
Engineer:  John Adams & Associates, Inc, 734-320-0947, adamseng@comcast.net   

Contacts

Surface: 12-inch 23A or County Road Mix  
Bedding and cover: Class 111A
Culvert: 12-inch CMP, galvanized steel

Emergency Access

WAYNE COUNTY FAIR ASSOCIATION, INC

10871 QUIRK ROAD, BELLEVILLE, MI 48111 

CONCRETE SLAB

REMOVE 2,700 SF

TO BE CLOSED

RESTROOOMS 

STORAGE AREA

PARKING & 

CURRENT GRAVEL

WORK AREA

SURVEY BY COLEMAN LAND SURVEYING, PLC

BATHROOM-BUILDING-SITE.DWG

RETAINED.     
ACCOMMODATE CAMPERS.  THE EXISTING SURFACE DRAINAGE SYSTEM WITH FRENCH DRAINS WILL BE
SITE UTILITIES WILL BE EXTENDED TO THE NEW BUILDING.  PAVED ACCESS WALKS AND PARKING SPACES

ACCOMPANING ARCHITECTURAL DRAWINGS.
MODERN FACILITIES TO BETTER SERVE FAMILIES AND THE HANDICAPPED AS SHOWN ON THE 
PROJECT PURPOSE IS THE REPLACEMENT THE EXISTING RESTROOMS AND LAUNDRY BUILDING WITH 
   
PROJECT DESCRIPTION

BATHROOM BLDG PROJECT

Email:  adamseng@comcast.net
Phone:  (734) 320-0947

2039 Collegewood Street
John Adams & Associates, IncEngineer:

Email:  leobabcock@comcast.net
Phone:  (734) 904-8551
Saline, MI 48176-1140
309 North Ann Arbor Street
The Babcock Design StudioArchitect:

Email:  ken@colemanlandsurveying.com
Cell:  (734) 904-2743
Phone:  (734) 904-2743
Saline, MI 48176
4301 Saline-Waterwords Rd
Coleman Land SurveyingSurveyor:

Deb Schalte, Treasurer (734) 777-1082
Rod Schalte, President (734) 755-0546
Email:  RVfairgrounds@gmail.com

Belleville, MI 48111-1244
10871 Quirk Rd
WAYNE COUNTY FAIR ASSOCIATION INCOwners:  

CONTACTS
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SCALE:  1"=30'

2039 Collegewood Drive, Ypsilanti, MI 48197

John Adams & Associates, Inc.

DESIGNED  J. ADAMS CHECKED J. ADAMS
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WAYNE COUNTY FAIR ASSOCIATION, INC

10871 QUIRK ROAD, BELLEVILLE, MI 48111 

FRENCH DRAINS:     6-INCH PERFERATED PVC WITH SACK AND PEA STONE

WATER SUPPLY:      2-INCH COPPER

SANITARY SEWER:   6-INCH SCH. 40 PVC, (INSTALL WITH 0.5% GRADE)

UTILITIES, GRADING AND DRAINAGE PLAN 

2.  Eliminate gravel parking area, 4800 sf

BATHROOM BLDG PROJECT

CONC

CONC

no scale 

ASPHALT PAVEMENT SECTION

no scale 

SIDEWALK SECTION

1 1/2" (165 lb / SYD) MDOT HMA Mix

2" (220 lb / SYD) MDOT HMA MixPlace Two Lifts.

Compacted to 92% Max. Density.

8" MDOT 21AA Crushed Limestone

Compacted to 92% Max. Density.

Shape Granular Subgrade &

Geotextile or Equal

ADS Geosynthetics Woven

4000 PSI at 28 days

4" Conc Sidewalk

92% of Max. Density

Sub Base Compacted to

4" Class I Granular 

at 5' Intervals

Sawed Joints

Ex Subgrade

no scale 

FRENCH DRAIN DETAIL
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Project Summary 

This report contains review comments for final site plan review a proposed 13,448 square foot 
renovation and a building addition totaling 21,763 square feet (16,411 square foot first floor 
addition, 5,352 square foot mezzanine addition) for purposes of providing a Community Center 
and site upgrades at the Van Buren Township administrative campus. In addition to extensive indoor 
programming explained in a project narrative and in the submitted floor plans, the improvements 
will include exterior improvements including a performance plaza, a fitness patio (as an alternate 
item), additional parking, walkways and landscaping. The proposed building addition will be 34’-
8” in height. The subject site is located at 46425 Tyler Road (parcel ID number 83 061 99 0006 
000). The site is zoned O-T – Office Technology. The lot is approximately 14.5 acres in area. The 
Planning Commission granted preliminary site plan approval on March 9, 2022. The submittal 
being provided to the Planning Commission includes an abridged set of civil / site and architectural 
plans provided by the applicant dated April 5, 2022. For reference, the changes made by the 
project design team following initial staff review comments are outlined with “revision cloud” 
outlines in the plans. Throughout this report, recommended conditions or requests for revisions are 
underlined.  
 
Zoning and Use  
 
As previously discussed, the proposed use is as a publicly-owned recreational facility, which is a 
permitted use by right in the O-T zoning district. The use also includes outdoor components including 
a new performance plaza. A detailed use description is provided at the top of the Architectural Site 
Plan sheet. A detailed description of all proposed uses appears on Sheet AS102. 
 
Required Information and Overall Formatting Comments 
 
A master plan sheet index is provided on the cover sheet of the submitted plan set. Existing 
conditions are shown on sheets C2.1 – C2.3 which show the existing footprint of the Township 
municipal building and topographical survey data for the main affected portion of the site.  
 
Dimensional Requirements. The proposed addition meets all applicable height and setback 
requirements. The property’s required front yard setbacks are each 50, its required rear yard 
setback is 30’, and its required side yard setback adjacent to the residential property to the east is 
50’. Some references to the east lot line on the plans indicate this is an “approximate” boundary 

MEMO  
TO: Van Buren Township Planning Commission 

 

FROM: Dan Power – Director of Planning and Economic 
Development 
 

RE: Final Site Plan Review #22-008 – Van Buren Township 
Community Center  

DATE: April 22, 2022 



line. The property line should be verified if there is any new proposed construction within 10’ of the 
“approximate” boundary line. 

 
Access, Circulation and Traffic Impacts 
 

 Overall traffic and circulation. The most significant impact of the proposed site plan 
on circulation is the closure of access to public safety and general personnel parking. The 
applicant previously provided a Traffic Impact Statement in their narrative submittal. 
Importantly, the narrative states that the building’s several functions (Township Hall, Police 
Department, Senior Center, and Community Center) will have staggered times of usage. A 
letter with written justification for the need to provide separate access, dated April 12, 
2022, was provided by the Van Buren Township Police Chief.  

 Location of Curb Cuts and Cross Access. There are no proposed changes to curb 
cuts or new cross access between the subject site and neighboring properties. The proposed 
site plan does provide a new connection to the Quirk Park property to the south. 

 Sidewalks. No new public sidewalks are proposed. The site plan contains a sufficient 
network of internal sidewalks with one exception. A new internal sidewalk network 
alongside parking and public open space is shown in the proposed Plan. 
 

Parking and Loading 
 

 Space Dimensions. Minimum parking space dimensions (20’ deep, 9.5’ wide) and 
access aisle minimum dimensions (24’ wide) are adequately conveyed on the Plan. 

 Number of Parking Spaces. The applicant lists 357 total parking spaces as being 
required based on the summation of 119 spaces being required for the existing public safety 
and Township Hall offices (one space per 300-sf at 35,477-sf), 181 spaces being required 
for the Community Center and Senior Center (one space per 200-sf at 36,105-sf), seven 
spaces being required for the recreation center (one space per 300-sf of office at 2,069-sf), 
and 50 spaces being required for the theater (one space per 3 seats at 150 seats). 400 
parking spaces are provided.  

 Barrier Free Spaces. Under Section 8.103, eight (8) barrier free spaces are required on 
site and ten (10) barrier free spaces are provided. 

 Loading. No loading is shown beyond existing loading in the current employee parking 
lot. 

 Snow Storage. The Township Public Services Director and Building and Grounds 
Superintendent will identify adequate snow storage locations within the proposed parking 
lot. 

 
Landscaping and Screening. The applicant shows all proposed landscaping in sheets L-1 – L-
5 and an irrigation plan in sheet IR-1. An extensive landscaping plan is provided for the area 
surrounding the proposed renovation and addition. The site plan is exempt from a tree removal 
permit and tree inventory requirement as a public property, in accordance with Section 8.106(C) 
of the Van Buren Township Zoning Ordinance. In 2020-2021, the Township completed significant 
campus-wide landscaping. The comments in this report will focus on landscaping standards of 
Article 10 of the Township Zoning Ordinance as it pertains to the area that did not previously have 



landscaping performed and where new improvements are proposed (“Affected Area”). Many 
conditions placed on landscaping based on the preliminary site plan submittal have been 
addressed. 
 
Applicable landscaping standards and required additional information on the landscaping plan 
related to these standards is listed below. 

 Overall formatting comments. The applicant has provided a plant list and a 
“Landscape Tabulation Schedule for the Affected Area. This schedule is based on the 
relevant sections from Article 10 of the Van Buren Township Zoning Ordinance, as listed 
below in items 10.103(A)-(G).  

 10.103(A). Frontage Landscaping. No new frontage landscaping is required as no 
portion of the site’s frontage which has not recently had landscaping done is part of this 
project. 

 10.103(B).  
o Parking Lot Screening. The required 10’ of open space buffer surrounding the 

parking lots along the site’s frontage remains in place. 
o Interior Parking Lot Landscaping. 5% of interior parking lot area must be 

provided as interior parking lot landscaping. Each separate interior landscaped 
area shall be a minimum of three hundred sixty (360) square feet in area and shall 
have a minimum width of ten (10) feet. Each interior landscape area shall contain 
at least one (1) deciduous tree. One (1) deciduous tree shall be planted for each 
three hundred (300) square feet of interior landscaping. All required interior parking 
lot landscaping shall be planted within the landscaped islands or in landscaped 
areas within twenty (20) feet of the perimeter of the parking lot, provided that such 
landscaping is not also counted toward other landscape or screening requirements. 
The applicant demonstrates that there is 3,203-sq. ft. of overall interior parking lot 
landscaping required based on the affected parking lot area being 64,060 square 
feet. 3,462 square feet of landscaping is provided for this requirement, distributed 
as 15 trees. The interior parking lot landscaping requirement is met. 

 10.103(C). Loading Area Landscaping. Not applicable.  
 10.103(D). Display Area Buffering. Not applicable. 
 10.103(E). Greenbelt Buffering. The Affected Area borders on a residential zoning 

district. This requires the application of a “Type B” greenbelt. The Type B Greenbelt requires 
a 20’ wide green space with one tree every 20’, or installation of a 6’ high masonry wall. 
The site’s type “B” greenbelt perimeter includes area adjacent to the site’s existing east 
parking lot. As part of preliminary site plan approval, the Planning Commission modified 
the required 20’ wide “Type B” greenbelt to reduce it to 4’9” on the east lot line. Required 
planting volumes based on the Type B greenbelt requirement must be provided. The total 
length of Type Greenbelt perimeter is listed as 595’ on Sheet L-1. This would typically require 
30 trees. Based on a modification granted by the Planning Commission during preliminary 
site plan review, the applicant may use three (3) shrubs in place of every one (1) tree that 
is required. This requires a total of 90 shrubs. The applicant proposes 98 shrubs. This 
requirement is met. 



 10.103(F). Office Technology (O-T) District Landscaping. In the O-T zoning 
district, perimeter landscaping around a building is required at a rate of one (1) deciduous 
or evergreen tree per 100’, one (1) ornamental tree per 40’, and one (1) shrub per 10’. 
Based on the building perimeter area of 630’, 16 deciduous or evergreen trees, seven (7) 
ornamental trees, and 63 shrubs are required. Seven (7) deciduous or evergreen (“large”) 
trees, 16 ornamental trees, and 152 shrubs are proposed. The requirements for foundation 
plantings in the O-T zoning district are met. 

 10.103(G). Open Space Landscaping. With the final site plan submittal, the applicant 
has calculated that there is a total affected open space area of 140,168 square feet. At a 
rate of one (1) required tree per 3,000 square feet of open space, 47 trees are required. 
47 trees are proposed.  

 Detention Pond Landscaping does not require any additions on the schedule of 
required landscaping. The proposed storm drainage basin is designed as a dry pond 
without a permanent pool of water at the bottom. The storm basin should be designed and 
located to function as an amenity feature of the site, per Section 3.114(F) of the Zoning 
Ordinance. The Township’s Engineering Standards Manual would currently require a pond 
with a permanent pool (“wet pond”), however, deviations from this standard may be 
requested with substantial justification. The applicant has been advised to provide an 
explanation of how a wet pond would inhibit the safe and reasonable use of the site, how 
the dry pond will not deviate from water quality standards, and how the pond will be 
designed so as to be safe. I will defer to the recommendations of the Township Engineer as 
to whether this justification has been substantially provided and the dry pond is acceptable. 
The final pond design shall be coordinated between the applicant and the Township 
Department of Public Services to ensure the basin meets all aesthetic, operational, and 
stormwater design needs.  

 
Lighting. Lighting on the site will either be existing or relocated existing lighting. If any new light 
poles are proposed in the Affected Area of the site in the future, the photometric plan must comply 
with Section 8.105 of the Zoning Ordinance. 
 
Dumpster. There are no proposed changes to the existing dumpster. 
 
Fencing. New security fencing and a gate is proposed to provide only secure access for employee 
parking at the entrance to the site on Tyler Road. The proposed fence is a 5’ tall black aluminum 
fence. A fencing and gate detail has been provided on sheet L-5 and meets the standards of the 
Van Buren Township Zoning Ordinance. Detail 1 / L-1 shall be edited in the final for-construction 
plans to clarify whether the fence will be 5’ tall or 6’ tall. 
 
Architecture and Building Details. A series of flat roofs in this site as designed with a series 
of tiered features will provide consistency with the architecture of the existing building and will 
provide some visual interest. Staff supports the proposed building architecture, subject to Planning 
Commission approval. The Planning Commission previously recommended the approval of the 
building’s architecture. Based on elevation drawings provided, rooftop HVAC equipment will be 
adequately screened from the neighboring properties and public rights-of-way. 
 



Signs. The applicant indicates that signage will be limited to wall mounted lettering and Township 
logo as shown in the attached elevations. The Township will file a permit for signage separately 
from the requested site plan review. 
 
Topographic and Grading Information. The proposed grading is relatively flat. In the 
proposed renovated east parking lot, stormwater drains to central catch basins on the inside of the 
parking lot. It is unclear in some areas whether a curb is proposed adjacent to new proposed 
landscaping areas. The image on title sheet A001 appears to show an at-grade sidewalk adjacent 
to the proposed parking area.  
 
Other Specific O-T District Requirements. The proposed building’s site amenities are 
consistent with the Premiere Community Amenity Plan adopted by the Township in 2000, per 
Section 3.114(F) of the Zoning Ordinance. 
 
Miscellaneous Site Plan Clarifications 

 The existing fuel station is listed as “to be removed.” This will be relocated as part of a 
separate project. The site’s emergency generator will also be relocated. 

 According to the applicant, the existing plaza will be demolished and removed from the 
site. There are no plans at this time to save or repurpose any of the existing amenities. The 
Township may opt to save some of these items before the demolition begins 

 
Additional Stormwater Management comments will be provided by the Township Engineer. 
 
Recommendation 
 
Most preliminary site plan comments have been addressed. I recommend conditional approval of 
the Plan dated 4-5-2022, subject to the following conditions being addressed prior to the time of  
a preconstruction meeting with Township staff: 

 The final pond design shall be coordinated between the applicant and the Township 
Department of Public Services to ensure the basin meets all aesthetic, operational, and 
stormwater design needs.  

 Detail 1 / L-1 shall be edited in the final for-construction plans to clarify whether the fence 
will be 5’ tall or 6’ tall. 

 Final site plan approval is subject to a recommendation for approval from the Van Buren 
Township Engineer. 

 Final site plan approval is subject to a recommendation for approval from the Van Buren 
Township Fire Marshal. 

 
Thank you for allowing me to assist with this review.  
 
Sincerely, 

 
Dan Power 



Director of Planning and Economic Development, Van Buren Charter Township 
 

CC: Elizabeth Renaud and Tammy Dohring, Van Buren Township Department of 
Community Services 

 Stephen J. Gedert, AIA – Neumann Smith 
Paul Kammer, PE, Van Buren Township Engineering Consultant – Fishbeck 

 Andrew Lenaghan, Van Buren Township Fire Marshal 
 Todd Saums, Van Buren Township Water and Sewer Director 
 Lawrence Luckett, Van Buren Township Director of Public Services 
 
 



                                                                      DEPARTMENT OF PUBLIC SAFETY  
                                                                                    Jason Wright, Chief of Police 

 

     

46425 Tyler Road, Van Buren Township, MI 48111 
Office: 734-699-8934 | Fax: 734-699-5329 | Website: www.vanburen-mi.org 

 

 
04/12/2022 

 

TO:   Director Dan Powers 

FROM: Chief Jason Wright 

SUBJECT: Secure Township Employee Parking 

Director Powers, 

With our upcoming demolition, renovation and the addition of our new future Community 
Center, we evaluated the traffic flow patterns, parking and overall parking lot security for 
all Township employees. The police department’s employee parking lot and all other 
Township employee parking lots are currently open to the public, including the area 
where we park and store our on-duty and off-duty patrol cars, DPW trucks and 
equipment. 

While I agree that the Township needs to be open to the public and inviting, there are 
areas that must be designated for township employees only to promote a safe and secure 
environment.  I have recommended that a fence for security purposes be erected around 
the police department’s employee parking lot along with a mechanical gate across the 
Quirk Road parking lot entrance/exit.  This will provide a visual deterrent as well as a 
proper barrier to stop unnecessary general public access to where all township 
employees park their personal vehicles. It will also provide better security for our marked 
patrol vehicles, DPW trucks and equipment that is stored and utilized within this area. 

This practice is common at many municipal facilities, especially those that are law 
enforcement.  If you have any questions or concerns, please do not hesitate to contact 
me. 

Sincerely, 

Jason Wright       
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No comments from the audience or remote viewers. 
 
Motion Jahr, Budd second to grant the applicant, Sam Patel on behalf of JSB Builders, LLC final 
site plan approval to construct a 16,280 square foot multi‐tenant light industrial building with 
truck well and related site  improvements at the site  location to the south of 6032 Schooner 
Drive, parcel number 83‐018‐99‐0003‐708, based on the analysis and subject to the comments 
in the McKenna Associates review letter dated 2‐9‐22, Fishbeck Associates review letter dated 
2‐22‐22, Fire Department review letter dated 2‐16‐22 and Director Power’s staff memo dated 
3‐4‐22 with the added condition that a performance bond shall be attached to the landscaping 
requirement.  
 
Roll Call: 
Yeas: Barr, Budd, Jahr and Kelley. 
Nays: None. 
Excused: Atchinson, Cullin and Garrett. 
Motion Carried.  (Letters Attached) 
 
ITEM #3:  22‐008 – VAN BUREN CHARTER TOWNSHIP COMMUNITY CENTER RENOVATION 

AND ADDITION – PRELIMINARY SITE PLAN. 
 
  THE  APPLICANT,  STEPHEN  J.  GEDERT,  ON  BEHALF  OF  OWNER  VAN  BUREN 

CHARTER  TOWNSHIP,  HAS  APPLIED  FOR  ROUGHLY  13,446  SQUARE  FEET  OF 
RENOVATIONS AND A 16,411 SQUARE FOOT GYMNASIUM ADDITION ADJACENT 
TO  THE  EXISTING  MUNICIPAL  BUILDING,  RENOVATIONS  TO  THE  EXISTING 
BUILDING AND THE CONSTRUCTION OF ASSOCIATED PAVEMENT AND UTILITIES. 

 
  46425  TYLER  ROAD  (PARCEL  ID  NUMBER  83‐061‐99‐0006‐000).    THE  SITE  IS 

LOCATED EAST OF QUIRK ROAD AND SOUTH OF TYLER ROAD. 
 
Director Power presented his  staff  review  letter dated 3‐7‐22.    The  site plan  review  is  for  a 
proposed  13,446  square  foot  renovation  and  building  addition  totaling  21,763  square  feet 
(16,411  square  foot  first  floor  addition  and  5,352  square  foot mezzanine  addition)  for  the 
purpose of providing a Community Center and site upgrades at  the Van Buren Township Hall 
administrative campus.    In addition to extensive programming (indoor and outdoor activities), 
the improvements will include a performance plaza, a fitness patio, additional parking, walkways 
and landscaping.   The site is zoned OT, Office Technology and the lot is approximately 14.5 acres 
in area.  Director Power displayed color renderings of the building addition and parking area, the 
exterior façade consists of metal panel, brick and glass.  The items included in Director Power’s 
staff review letter are minor in nature and can be addressed with final site plan adjustments as 
the project proceeds through engineering and final site plan review and through the creation of 
“Issued  for Construction” drawings.   Director Power recommends conditional approval of  the 
plan dated 2‐25‐22, subject to the following conditions: 

 A written  statement  regarding  a public  safety need  should be provided  to  justify  the 
closure  of  access  between  the  site’s  visitor  and  employee  (public  safety  and  general 
municipal employee) parking must be provided. 
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 I recommend the Planning Commission to approve the site’s access configuration based 
on the presented site programming data and on the condition of receiving this written 
public safety justification. 

 A designated  snow  storage area must be provided  in coordination with  the Township 
Department of Building and Grounds.  

 The Planning Commission should modify the greenbelt along the east lot line from 20’ to 
approximately 4’ 9” as noted. 

 The length of Type B perimeter in the Affected Area must be listed. 

 The Planning Commission  should modify  the  standard  requirement of  Section 10.103 
(E)(b) to enable three shrubs per tree in place of trees along the required Type B greenbelt 
perimeter. 

 The  required number of deciduous or evergreen  (“large”)  trees and ornamental  trees 
related  to  building  foundation  landscaping  must  be  reversed  to  show  sixteen  (16) 
required evergreen and deciduous trees and seven (7) ornamental trees and the species 
must be reflected in the final plant list. 

 Staff should be enabled to work with the applicant to provide appropriate  landscaping 
credit for trees which do not meet the minimum standards for plant materials. 

 A detail of the proposed gate must be shown. 

 I recommend that the Planning Commission should review the plans for consistency with 
the requirements of Section 3.114(F) of the Van Buren Township Zoning Ordinance as it 
pertains to building architecture and approve the plans as presented. 
 

David Potter of Fishbeck Associates presented his review letter dated 3‐3‐22, highlighting Storm 
Sewer comment number 2: 

 Calculations for the design of the storm sewer system must be provided  in accordance 
with  the  Township  Design  Standard  Manual  as  part  of  the  Engineering  Plan.    The 
maximum allowable discharge in the Township for detention basins is 0.1 cubic feet per 
second (cfs)/acre. 

Fishbeck Associates recommends the applicant move forward in the Township approval process, 
subject to the applicant determining the proper course of action for the comments in the review 
letter. 
 
Director Power presented the Fire Department review  letter dated 3‐1‐22.   The parking  lot on 
the eastern side of the complex that leads to the baseball diamond has a dead end that exceeds 
150 feet.  Dead‐end fire department access roads in excess of 150 feet in length shall be provided 
with approved provisions for the fire apparatus to turn around.  Director Power informed that 
the Fire Chief and Fire Marshal are willing to modify. 
 
Applicant, Stephen Gedert provided a PowerPoint presentation providing an overview of  the 
design of the Community Center.  Mr. Gedert displayed the overall site plan overlaid on a Google 
map to display the area of the renovation with the new gymnasium and fitness addition.  On the 
outside there will be a performance plaza for outdoor concerts, movies and other events.  The 
applicant is proposing an outdoor fitness patio to be used by staff for outdoor yoga and exercise 
classes.  A new entrance for the Community Center has been designed for the east side of the 
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building.  The parking area and side walk will be extended to Quirk Park.  The Police and Employee 
parking lot area is closed off to the public, with access along Quirk Road, a 5 foot high decorative 
fence with a security gate entrance to the parking area.  The renovated area of the building will 
have a new lobby, control desk, community center offices and Black Box Theater.  Across from 
the  administrative  offices  are  restrooms  and  locker  rooms,  a multi‐purpose  party  room  and 
renovated senior area.  Also included in the renovation/addition are new seating areas, a play 
room, an additional multi‐purpose party room, fitness area/exercise room, new gymnasium with 
a high school sized basketball court or 2 junior high sized courts with pickle ball and volleyball 
layouts.  The gymnasium will have a stair access to the mezzanine floor which has a walking track.  
Mr. Gedert displayed color renderings of the exterior of the building, a sample of the brick for 
the exterior façade and was available to answer any questions. 
 
Commissioners had the following questions and comments: 

 Very nice‐looking addition to the building.  With regard to Section 3.114(F) flat roofs being 
discouraged, since this is an addition to the building with an existing flat roof, feel it is an 
acceptable look. 

 Commissioner thanked Director Renaud, Executive Assistant Dohring and the architects 
for their hard work. 

 What  is  the Black Box Theater?    It  is a  theater room  that can be used  for any  type of 
performance, it does not have a fixed stage and can hold seating for up to 150 people.  
The room will have bleacher type seating that comes out from the wall. 

 In reducing the greenbelt buffering, do we have the ability to make the modification if the 
intent is keeping the buffering with screening? Yes. 

 Commissioner agrees with screening, the flat roof and loves the design of the building. 

 Commissioner  inquired about the written statement  for public safety.   Director Power 
informed that if the Planning Commission needs more information, they can reach out to 
the department. 

 Commissioners agreed to the fence around the public safety and employee parking areas. 
 
No comments from the audience or remote viewers. 
 
Motion Jahr, Barr second to grant the applicant, Stephen J. Gedert on behalf of owner Van 
Buren Charter Township preliminary site plan approval for 13,446 square feet of renovations 
and  a  16,411  square  foot  gymnasium  addition  adjacent  to  the  existing municipal building, 
renovations to the existing building and the construction of associated pavements and utilities, 
based on the analysis and subject to the conditions  in the Fishbeck Associates review  letter 
dated 3‐3‐22, Fire Department review  letter dated 3‐1‐22 and Director Power’s revised staff 
review letter dated 3‐7‐22. 
 
Roll Call: 
Yeas: Budd, Barr, Jahr and Kelley. 
Nays: None. 
Excused: Atchinson, Cullin and Garrett. 
Motion Carried.  (Letters Attached) 

































 

 
 

 

  
Planning Commissioners: 
 
A full draft of the Sumpter Road Corridor Plan (“the Plan”) dated February 4, 2022 is currently 
under a 42-day public review period required under State law. The Plan is the basis for Zoning 
Ordinance amendments being drafted to implement the Plan’s policies. The set of Zoning Ordinance 
amendments spurred by the Plan will have an ongoing review process through work sessions with 
the Planning Commission and will have its own separate public hearing. The draft Plan lays a broad 
foundation for the vision for the Sumpter Road Corridor and its future land use. At the regular 
meeting on April 13, 2022, the Planning Commission postponed setting a public hearing date 
while Zoning Ordinance changes are ongoing.  
 
To date, the proposed changes to the Plan document being considered are minor in nature and do 
not fundamentally alter the future land use recommendations. For the Planning Commission’s benefit, 
I am attaching a tracking list of possible changes to the overall draft of the Sumpter Road Corridor 
Plan dated February 4, 2022. At the discretion of the Planning Commission, the public hearing 
date for the draft Sumpter Road Corridor Plan can be set as early as May 25th. Minor changes may 
be made to the Plan following the public hearing and prior to a recommendation for Plan adoption. 
The Plan must be adopted prior to the adoption of the Sumpter Road Zoning Ordinance 
amendments. The Planning Commission may also choose to postpone the public hearing for the 
Plan to a later date.  
 
Thank you for your consideration. 
 

Sincerely,  

 
Dan Power, AICP 
Planning and Economic Development Director 
Charter Township of Van Buren Public Services Department 
 
CC: Vidya Krishnan, McKenna Associates – Van Buren Township Planning Consultant 

MEMO  
 

TO: Van Buren Township Planning Commission  

FROM: Dan Power– Director of Planning and Economic Development 
RE: Consideration of Public Hearing date for Sumpter Road Corridor 

Plan 
DATE: April 22, 2022 



Draft Sumpter Road Corridor Plan – Revised February 4, 2022 
Pending Revisions at time of Draft Release (April 22, 2022) 

 Font consistency throughout document’s body text. 
 Throughout, references to “Primary” lots. These are called “Frontage” lots. 
 Page 5: This image is of Fire Station 1, not 2 
 Page 19: Remove reference to Cultivate Coffee and Tap House (business is closed) 
 Renderings on pages 22-25 to be updated. Consider use of a different location as a basis 

for the image in page 24 rendering, as the current reference location is Belle Park Plaza 
in the City of Belleville.  

 Page 23: Workshop to also be identified as special land use 
 Page 30: Use dashed lines for “potential” road extensions 
 Page 31: Remove “rural settlement” as a type of lot in the Regulating Plan map. 
 Other minor corrections pending feedback during review period. 
 Re-label all “Landlocked” lots as “Secondary” or “Rear” lots. 

 

 

 



 

 
 

 

  
Planning Commissioners: 
 
The Van Buren Township Zoning Ordinance currently permits the following uses in a variety of 
zoning districts as uses permitted by right: 
 

 GASOLINE FILLING STATION: A place for the dispensing, sale, or offering for sale of motor 
fuels directly to users of motor vehicles, together with the retail sale of minor accessories, 
but not including any automotive service repair. Permitted by right in C-1, C-2, and 
FS districts. 

 GASOLINE SERVICE STATION: A place for the dispensing, sale, or offering for sale of 
motor fuels directly to users of motor vehicles, together with the retail sale of minor 
accessories and Minor Vehicle Service, but not Major Vehicle Services. (see also definitions 
of “Vehicle Service, Major” and “Vehicle Service, Minor”) Permitted by right in FS 
district. 

 
At the regular meeting on February 9, 2022, we asked the Planning Commission to consider 
allowing the exploration of proposed amendments to Article 3 (Zoning Districts and Permitted Uses) 
regarding the categorization of gasoline filling and service stations. The Planning Commission 
advised staff to explore a potential amendment to the Zoning Ordinance to regulate gasoline filling 
and service stations as special land uses and also to explore possible applications for electric 
vehicle (EV) charging stations. Based on this feedback, the Planning Consultant has provided draft 
Zoning Ordinance amendment language in her letter dated March 11, 2022. We will look forward 
to continuing the discussion of this potential Zoning Ordinance amendment. 
 
Thank you for your consideration. 
 

Sincerely,  

 
Dan Power, AICP 
Planning and Economic Development Director 

MEMO  
 

TO: Van Buren Township Planning Commission  

FROM: Dan Power– Director of Planning and Economic Development 
RE: Discussion of Zoning Ordinance Text Amendments: Gasoline 

Filling and Service Stations 
DATE: April 22, 2022 



 

 
 

Charter Township of Van Buren Public Services Department 
 
CC: Vidya Krishnan, McKenna Associates – Van Buren Township Planning Consultant 



 

 
 
March 11, 2022 
 
 
Planning Commission  
Charter Township of Van Buren 
46425 Tyler Road 
Belleville, Michigan 48111 
 
 

 Subject: Automobile filling stations 
 
Dear Commissioners: 
 
 A few weeks ago Township Staff discussed with the Planning Commission, uses permitted in the 
various commercial and industrial zoning districts, specifically a question regarding how gasoline filling 
stations were classified by the township Zoning Ordinance.   
 

The ordinance currently allows the use as a principal permitted use in the C-1 (Local Business), 
C-2 (Extensive Highway Business) and FS (Freeway service) districts.  There are no specific site design 
standards governing the use either. Per your request, we reviewed zoning ordinances in other 
municipalities to see how the use is classified.  The municipalities chosen were based on their location 
with a major arterial, freeway or trunkline traversing through it such as I-275, I-94, I-96, US-24, US-23, 
US-12 etc., which are generally seen with a lot of filling stations.  Based on our review, Van Buren 
Township is the only municipality that permits gas stations as a principal use, with the exception in the 
City of Novi.  Gasoline fillings stations are considered as a use that requires placement consideration 
because of concerns related to access, circulation, fire hazard, odor, hours of operation etc. 

 
The Planning Commission unanimously directed the Township Staff to prepare and amendment 

to re-classify the use appropriately.   Based on Planning Commission feedback, we have revised the 
zoning Ordinance as follows: 

 
ZONING ORDINANCE CHANGES 

 
1. §3.111. C-1, General Business District, sub-section (B) Permitted Uses; move gasoline filling 

stations to sub-section (C) Special Land Uses. 
 

2. §3.111. C-2, Extensive Highway Business District, making change to C-1 district will automatically 
move gasoline filling stations from sub-section (B) Permitted Uses to sub-section (C) Special Land 
Uses. 
 

3. §3.113. FS, Freeway Service District, sub-section (B) Permitted Uses; move gasoline filling stations 
to sub-section (C) Special Land Uses. 
 

4. Create new Section 5.144. Gasoline or Automobile Filling Stations under Article 5. Development 
Standards for Specific Uses.  
 

5. Include EV (electric vehicle) charging stations. 
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The item is on the Planning Commission’s agenda for discussion. If satisfied, the Planning Commission 
can schedule a public hearing for the ordinance and make any changes, prior to making a recommendation 
to Township Board of Trustees.  We will be present at the Planning Commission meeting to answer any 
questions and concerns.   
 
Respectfully, 
McKENNA  
 
 
 
 
 
Vidya Krishnan           
Senior Principal Planner 
 
Cc: Dan Power, Director of Planning and Economic Development     
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Section 5.144  Gasoline or Automobile Filling Stations 
 

(1) Minimum lot area and width: There is no minimum lot area and width requirement; however, 
sites are required to comply with all setback, landscaping greenbelt and parking requirements as 
established in the Ordinance. 

 
(2) Front yard setback measured from any right-of-way line:  

Canopy: 40 feet.  
Pump and/or pump island: 50 feet.  
Building: 85 feet.  
 

(3) Side or rear yard setback:  
Canopy: 30 feet.  

 Pump and/or pump island: 40 feet.  
 Building: 30 feet.  
 
(4) Side or rear yard setback abutting residential zoned property:  
 Canopy: 40 feet.  
 Pump and/or pump island: 50 feet.  
 Building: 40 feet.  
 
(5) Ingress and egress. The following requirements shall be applicable for ingress and egress: 
 

(a) Ingress and egress drives shall be a minimum of 30 feet and a maximum of 36 feet in 
width. Curb radii shall be adequate to accommodate the turning radii of delivery trucks. 
There shall be a clear unobstructed driveway area provided to the loading area which is 
not in conflict with other vehicular patterns on the site.  

(b) No more than one such drive or curb opening shall be permitted for every 75 feet of 
frontage (or fraction thereof) along any street. The nearest edge of any such drive shall 
be located at least 25 feet from the nearest point of any property zoned or used for 
residential purposes.  

(c) Ingress and egress for drives shall be designated and located in a manner that does not 
create a safety hazard or traffic nuisance because of its location in relation to other 
ingress and egress drives, its location in relation to the traffic generated by other 
buildings or uses, its location near a vehicular or pedestrian entrances or crossings, or 
similar concerns. 

(d) Driveway design and placement must be in harmony with internal circulation and 
parking design such that the entrance can absorb the maximum rate of inbound traffic 
during a normal peak traffic period. 

(e) There must be sufficient on-site storage to accommodate at least two queued vehicles 
waiting to enter or exit without using a portion of the public right-of-way obstructing 
existing vehicle sight distance, or otherwise interfering with street traffic. 

(f) Provisions for circulation between adjacent parcels are required when possible through 
coordinated or joint parking systems. 
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(g) Driveways shall be designed to accommodate all vehicle types having occasion to enter 
and exit the site, including delivery and refueling vehicles. There shall be clear 
delineation and/or separation, where appropriate, of entry and exit lanes within 
driveways.  

(h) Loading and unloading and refueling activities shall not hinder vehicle ingress or egress.  

(6) Driveway spacing. Driveway spacing will be determined as a function of operating speeds of the 
adjacent public road. Spacing will be determined according to the following minimum standards 
or to standards adopted by the appropriate governing road jurisdiction, whichever is more 
stringent:  

Speed  
Limits  
(mph)  

Minimum  
Spacing  
(feet)  

25  105  

30  125  

35  150  

40  185  

45  230  

 

Spacing is based on average vehicle acceleration and deceleration rates and is considered 
necessary to maintain safe traffic operation. Spacing will be measured from the midpoint of 
each driveway. In the event that a particular parcel or parcels lack sufficient road frontage to 
maintain adequate spacing, the applicant shall have one of two options:  

(a) A modification from minimum spacing can be sought from the planning commission, but 
in no case can the variance be greater than that which is necessary to provide safe and 
efficient access to the site.  

(b) The adjacent landowners may agree to establish a common driveway. In such cases, the 
driveway midpoint shall be the property line between the two parcels and shall meet 
standard specifications. The township may require maintenance agreements between 
owners of a common driveway to cover such issues as snow plowing, resurfacing 
liability, etc.  

(7) Number of driveways: A maximum of one two-way driveway opening or a pair of one-way 
driveway openings shall be permitted to a particular site from each adjacent public road.  Based 
on the recommendation of the appropriate governing road jurisdiction and/or the township 
engineer, that an additional driveway is in the interest of good traffic operation, the planning 
commission may permit one additional driveway entrance along a continuous site with frontage 
in excess of 300 feet or two additional driveway entrances along a continuous site with frontage 
in excess of 600 feet.  Common driveways shall be considered to be one driveway.  

(8) Pumps. All gasoline pumps shall be arranged so that motor vehicles do not park on or extend 
over abutting landscaped areas, sidewalks, streets, buildings, or adjoining property while being 
served.  
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(9) Off-street parking and loading. Required off-street parking for automobile filling multiuse 
stations offering additional services shall be provided in accordance with the standards set forth 
in section 9.102 and shall be computed on the basis of each separate use as set forth in the 
schedule of off-street parking.  

(10) Canopy structure. Canopy structures shall be designed and constructed in a manner which is 
architecturally compatible with the principal building and the overlay district in which it is 
located in, if any. Support columns of any proposed canopy structure shall be covered with brick 
to match the principal building. Required fire protection devices under the canopy shall be 
architecturally screened so that the tanks are not directly visible from the street. The screens 
shall be compatible with the design and color of the canopy.  

(12) Fueling operations. Fueling operations designed to accommodate tractor trailer trucks shall be 
prohibited except on sites adjacent to an interstate freeway.  

(13) Pedestrian circulation. 

(a) Automobile filling/mixed use stations shall be designed in a manner which promotes 
pedestrian and vehicular safety.  

(b) The parking and circulation system within each development shall accommodate the 
safe movement of vehicles, bicycles, pedestrians and refueling activities throughout the 
proposed development and to and from surrounding areas in a safe and convenient 
manner.  

(c) Pedestrian walkway patterns shall be considered as an integral component of site design 
and shall be located to connect areas or points of pedestrian origin and destination. 
Where it is necessary for the pedestrian access to cross drive aisles, crossings shall 
emphasize and place priority on pedestrian access and safety. The pedestrian crossings 
must be well-marked and clearly visible, using pavement treatments, signs, striping, 
signals, and lighting.  

(d) Clear identification and delineation between the drive-thru facility and parking lot shall 
be provided. Drive-thru facilities shall be designed in a manner which promotes 
pedestrian and vehicular safety, and do not interfere with access to parking and 
maneuvering lanes.  

(14) Signs.  All signage installed on the site, including the canopy and pumps shall comply with the 
regulations set forth in Article 11 of this ordinance. 

(15) EV Stations.  Electric Vehicle (EV) charging stations shall not be separately regulated.  EV charging 
spaces can be accommodated in any regular parking spaces provided such charging station does 
not obstruct pedestrian or vehicular circulation on the site.  
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