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CHARTER TOWNSHIP OF VAN BUREN 
PLANNING COMMISSION AGENDA 

Wednesday, August 9, 2023 – 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: 
 

Please click the link below to join the webinar: 
 https://us06web.zoom.us/j/84567102590 

+ 16469313860,,84567102590# US 
Or Telephone: Dial:     + 1 646 931 3860 US 

Webinar ID: 845 6710 2590 
International numbers available: https://us06web.zoom.us/u/kPeUrm0eh 

 
CALL TO ORDER: 
 
PLEDGE OF ALLEGIANCE: 
 
ROLL CALL: 
 
APPROVAL OF AGENDA: 
 

MINUTES:    Approval of minutes from the regular meeting of June 28, 2023  
 
CORRESPONDENCE / ANNOUNCEMENTS: 
 
Item # 1:    Introduction of new Planning Commissioner Peter Creal 
 
PUBLIC HEARING: 
 
OLD BUSINESS: 
 
NEW BUSINESS:  
 
ITEM # 1  Case 23‐043 – Shekita Long – Temporary Land Use Request for Menards (Hot 

Dog Stand) 
 
TITLE:   A request by Shekita Long to implement a temporary hot dog stand for a period 

not exceeding one (1) year outside of the entry of the Menards Store.  
 
LOCATION:   The site is located at 10010 Belleville Road (parcel number 83 061 99 0005 726), 

on the west side of Belleville Road between Westlake Circle and Tyler Road. 
 
ACTION ITEMS:    A.  Presentation by the Township Staff 

B.  Presentation by the applicant 
C.  Planning Commission Discussion 
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D. Public Comment 
E.  Planning Commission considers temporary land use approval. 

 
Item # 2:     Administrative Development Project Reviews 
 
Description:  Staff will provide updates on several administratively reviewed projects which 

are described below: 

 Case  22‐018  ‐  49910  Tyler  Road  Extension.  Minor  demolition  and 
construction of a new 5,290 square foot office addition to an existing hangar 
and office building. 

 Case 22‐023 – 8001 Haggerty Road. Completion of renovations  to roughly 
50,165 square feet of interior space at their facility in order to accommodate 
a relocated Merchant Services Center for DTE Electric. 

 Case 22‐038 – 11511 Belleville Road. Construction of a small storage area 
and restroom addition to an existing restaurant  (Mike’s Kitchen). This case 
also  required  a  variance  from  the  Van  Buren  Township  Board  of  Zoning 
Appeals, obtained in October 2022.  

 Case 23‐004 ‐ 49345 S Interstate 94 Service Drive.  Remodeling of an existing 
17,870  square  foot  event  facility,  bar  and  food  service  use  (formerly  the 
Diamondback Saloon) and conversion  to a different event  facility, bar and 
food service use by applicant 11:11 Ventures on behalf of owner Eric Nemeth. 

 Case 23‐012 – 45520 Tyler Road. Remodeling of a roughly 2,600 square foot 
retail / resale tenant space (Belleville Exchange) and conversion to a dental 
office at the site by applicant Orow Construction on behalf of tenant Purpose 
Dental.  

 Case  23‐015  –  10562  Belleville  Road.  Remodeling  of  a  roughly  191,446 
square foot retail store including the installation of offstreet parking spaces 
in a designated deferred parking area and other minor parking, landscaping 
and striping improvements by Singleton Construction on behalf of Wal Mart.  

 
Action Items:     A. Presentation from Staff 

B. Planning Commission discussion and questions 
 
Item # 3:     Zoning Ordinance Amendment Discussion – Child Care Uses. 
 
Description:  The  Planning  Commission  will  review  a  proposed  zoning  ordinance  text 

amendment  to modify  the requirement under Section 5.111 of  the Van Buren 
Township  Zoning  Ordinance  that  requires  a minimum  separation  distance  of 
1,500 feet between two licensed group day care home uses. 

 
Action Items:     A. Presentation from Staff 

B. Planning Commission discussion 
C. Public comment 

 
Item # 4:  Discussion on Industrial and Office Future Land Use, Zoning and Development 
 
Description:  The Planning Commission will discuss scope of a study of  Industrial and Office 

future land use, zoning, and development trends. 
 
Action Items:     A. Presentation from Staff 
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B. Planning Commission discussion 
 
 
Item # 5:  Discussion on potential  joint meeting between  the City of Belleville and Van 

Buren Township.  
 
Description:  The Planning Commission will be requested to provide staff direction to explore 

meeting options for a joint planning meeting involving representatives from the 
City of Belleville and Van Buren Township. 

 
Action Items:     A. Presentation from Staff 

B. Planning Commission discussion 
 
 
 
GENERAL DISCUSSION AND UPDATES 
 
ADJOURNMENT: 
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CHARTER TOWNSHIP OF VAN BUREN 
PLANNING COMMISSION 

June 28, 2023 
MINUTES 

 
CALL TO ORDER: Chairperson Cullin called to order at 5:34 PM  
 
PLEDGE OF ALLEGIANCE: Stand for pledge 
 
ROLL CALL: 
 
Present: Medina Atchinson, Sharry Budd, Brian Cullin, Bernard Grant, Jeff Jahr, Jackson Pahle 
 
Staff: Director Power and Secretary Manley  
 
Planning Representatives: Vidya Krishnan, McKenna Associates and Mike Leppek, Fishbeck  
 
Applicant(s) in Attendance: Case 22‐058 – 16355 Haggerty Road rezoning – Cameron Smyth and 
partner.  Case 21‐032 – Brookwood Senior Housing: Golan Sapir‐SB Investments/Brookwood, Edo 
Furman‐SB  Investments/Brookwood,  Chris  Garner‐Brookwood/Brookwood,  Gordon  Dionne‐
Brookwood, Melody  Stevens‐Brookwood, Veronica Clark‐Wade Trim, Erich  Smith‐Wade Trim, 
Luke Bonner‐Bonner Advisory Group, Tom Gritter‐Gritter Real Estate Services. 
 
Audience (other): One (1). 

 
APPROVAL OF AGENDA: 
 
Motion  by  Commissioner  Jahr,  second  by  Commissioner  Budd  to  approve  the  agenda  as 
presented. Motion carried.  
 

MINUTES:    Approval of minutes from the regular meeting of June 14, 2023  
 
Motion by Commissioner Budd, second by Commissioner Grant to approve the June 14, 2023 
minutes as presented. Commissioner Jahr advised this is an approval of the revised minutes on 
June 28, 2023. Motion carried. 
 
NEW BUSINESS:  
 
ITEM # 1:    Case 22‐058: Cameron Smyth –16355 Haggerty Road – Rezoning Request 
 
TITLE:  A  request  by  owner  Cameron  Smyth  to  rezone  16355  Haggerty  Road 

(described as Parcel  ID# V‐125‐83‐142‐99‐0001‐000),  from R‐1B – Single 
Family Residential District to AG – Agricultural and Estates.  

 
LOCATION:  The parcel is located on the east side of Haggerty Road between Riggs Road 

and Savage Road. 
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Director Power  states  the  review of  this  request will  follow  the guidelines  for  the  criteria of 
section 12.504 from the Van Buren Township’s Zoning Ordinance criteria.  

1. The rezoning request must follow the Master Plan and be consistent with the goals and 
policy of the Master Plan. Consistently the area in question for rezoning request has been 
identified  as  a  Rural  Settlement  land  use  which  correlates  to  the  AG  zoning  being 
requested. Director Power states this criterion has been met. 

2. Proposed  rezoning  is  consistent  with  the  basic  intent  and  purpose  with  the  Zoning 
Ordinance Section 1.102 for Van Buren Township Zoning Ordinance includes regulation 
and restrictions regarding structures and building to be used for the specified purposes 
per Section 3.109 of the Zoning Ordinance. Director Power still needs there to be a clear 
understanding on limits of certain farming activities, animals, and practices on the land in 
the result of this rezoning. Requests that the distinctions will have to be brought forward 
and the applicant will need to be clear on them. Director Power brought  forward that 
many  agricultural  practices  and  policies  will  have  to  go  through  the  State  for  best 
agricultural management and use. A rezoning request also needs to consider capability of 
the street system and the capacity of the city and township resources without comprising 
the  health,  safety  and welfare  of  the  township.  Expectation  is  that  a  rezoning  is  not 
anticipated to add a significant change in traffic. Site does have public water and the site 
is large enough to contain a separate septic waste system. 

3. The request for the rezoning further brings the Township closer to the Master Plan for 
the Township.  

4. The  requested  rezoning  will  not  create  an  isolated  or  incompatible  zone  in  the 
neighborhood. The analysis shows that the feasibility of other parcels in this area to be 
rezoned AG. There would not be an isolated or exclusionary zone. 

5. Owner  intends  to  continue  to expand personal  and  agricultural uses on  the property 
which is consistent with the surrounding properties. The intended uses of the site appear 
compatible.  
 

Rezoning the land is considered to be more appropriate towards the Master Plan. Construction 
on  the  site will  be  able  to meet  the  standards  for  the  setbacks  and  ordinances  as  per  the 
Township. Director Power recommends the Planning Commission recommend approval to the 
Board of Trustees. 
 
Applicant  Cameron  Smyth  of  16355  Haggerty  Road  opened  up  the  floor  to  questions. 
Commissioner  Atchinson  questioned  future  plans  for  the  desire  to mill  lumber. Mr.  Smyth 
advised that the  lumber  is a hobbyist passion rather than a commercial use, applicant has no 
plans to pursue commercial. Intends to have 3‐4 hives of bees as well.  
 
Commissioner Jahr asked the applicant about agricultural retail sales. Questioned if sales were 
happening on  the property or  if  it was being  trucked out elsewhere  for purchase. Mr. Smyth 
advised they have multiple friends and family that purchase at the farm and potential plans to 
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do farmers markets but that is a long‐term future goal. Jahr advised agricultural resource sales 
are a special use permission.  
 
Mr. Smyth discussed  their organic uses and policies especially  in  regards  to  the drain on  the 
property. Mr. Leppek advised that any run off surface water into the drain would be managed by 
EGLE or the State. Does not believe there would be any issues with the site. Jahr asked if they 
would be subject to review after the rezoning to AG. Mrs. Krishnan advised that once licensed 
under the state, they will be protected under the Right to Farm Act. Krishnan added the applicant 
cannot revert AG back to R1B; he will remain AG if approved. Applicant advised no grand plans 
for expanding or doing tilling or large grand scale operations on the property and that again, no 
milling plans are happening. Budd addressed concerns on saw mill and that he cannot run a saw 
mill on the property, Mr. Smyth addressed he put fallen trees to good use and did not utilize the 
saw mill with intent to sell.  
 
Atchinson questioned  the  intent  to why he was wanting  to  rezone  the property – Mr. Smyth 

stated increasingly doing more and more agricultural activities on the property i.e. apple orchard, 

expanding vegetable garden to be over 1 acre; has a passion project based in AG and felt that the 

move  into  that direction made  sense  to  request AG  zoning. Atchinson  followed up  that  you 

cannot go back to Residential, questioned change of property value from Res to AG – Atchinson 

asked if the state of work he is doing right now, does the applicant really need to rezone? Power 

stated he would err on the side of flexibility and would rezone to plan for the future intent of the 

property and goals. Power commented under AG  in a state zoning you can still have a single‐

family dwelling home site as long as it is a principal use, feels farming aspect is fairly long term 

for  the  site. Krishnan  added  a  single‐family  residential district will not  allow  you  to have 30 

chickens.  

Motion by Commissioner Atchinson, second by Commissioner Jahr to recommend approval of 
the request by Cameron Smyth to rezone 16355 Haggerty Road (described as Parcel ID# V‐125‐
83‐142‐99‐0001‐000),  located  on  the  east  side  of Haggerty  Road  between  Riggs  Road  and 
Savage Road, from R‐1B – Single Family Residential District to AG – Agricultural and Estates, 
subject to  the analysis  in and based on  the  findings of  fact  in the Planning Director’s  letter 
dated June 7, 2023.  
 
Roll Call: 
Yeas: Atchinson, Budd, Cullin, Grant, Jahr and Pahle. 
Nays: None. 
Excused: None. 
Motion Carried.  (Letters Attached) 
 
ITEM #2:  Chris Garner / SB – Invest L.P. (Brookwood) – Final Site Plan Review 
 
TITLE:   A request by Chris Garner on behalf of owner SB – Invest L.P. to construct 

an independent multi‐family residential senior housing development with 
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132  dwelling  units with  a  combined  gross  floor  area  of  approximately 
154,110 square feet along with a clubhouse and other site improvements. 
The project is proposed to be titled “Brookwood”. 

 
LOCATION:   The project  is proposed  to be  located on  the north  side of Tyler Road, 

between Morton Taylor and Haggerty Roads on a 44.4‐acre site.  The site 
has tax parcel ID # 83 043 99 0015 000 and is zoned RM – Multiple Dwelling 
Residential District.  

 
Board  of  Trustees  approved  special  land  use  on  January  17,  2023;  purpose  of  tonight  is  to 
consider approval of the final site plan. Director Power deferred to Planning Consultant Krishnan. 
Applicant received preliminary approval from the Planning Commission on December 14th and 
that was subject to a series of conditions. For final site plan approval, Krishnan addressed the 
McKenna letter dated June 21, 2023 and discussed the following comments:  

1. First condition required keeping the timeline and self sufficiency of each phase. Clarified 
that the intention was to build the project in three (3) phases. Krishnan stated that each 
individual phase will be self sufficient and stand alone.  The roads and infrastructure will 
be built at one time. Total construction timeline is noted at eighteen (18) months with 8 
to 12 units being built per month. Krishnan believes this condition has been met. 

2. Planning Commission approval of any additional parking provided to satisfy visitor needs. 
Original  paperwork  noted  applicant  had  additional  one  hundred  and  fourteen  (114) 
parking spots. Technically not 114 spaces since the applicant counted the garages and the 
driveways. Total number of actual parking spaces that are being constructed are twenty 
(20) which  are  spread out.  The Planning Commission  recommended  that  a  couple of 
additional handicap spaces be  included among those 20 spaces. This request has been 
done on the revised plan.  

3. Addition of deciduous or evergreen tree line at the front lot line. 
4. Township  engineer  and Wayne  County  approvals  needed.  Krishnan  believes  that  the 

engineering issues that remain to be addressed will not have any bearing on the site plan 
approval. Does not  feel  that  this  is a  reason  to not more  forward with  final  site plan 
approval. Board of Trustees special land use approval was granted by a vote on January 
17, 2023. There was  a  requirement  that  a dumpster  and enclosure be  added  for  the 
clubhouse. The revised plan does note an access site for a dumpster. 

5. Discussion of maneuverability between units when you have garages facing each other. 
Applicant has provided a turn diagram showcasing the accessibility of the driveway and 
garage setups. Garages are not equipped  to house a  truck. Krishnan noted  this would 
cause anyone with a  truck  to have  to park  in  the driveway. The garage  is more  than 
sufficient to accommodate any of the regular passenger vehicles. Krishnan stated at this 
time all of the preliminary conditions to grant approval have been addressed with the 
exception of the engineering approval. Krishnan stated it is McKenna’s recommendation 
to  approval  the  final  site  plan  approval  for  the  senior  housing  unit  subject  to  full 
engineering  approval  from  Wayne  County  and  the  township  engineer.  This 
recommendation is made with the understanding that should any aspect of the site layout 
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change  in  any  capacity,  the  applicant  will  have  to  come  back  before  the  Planning 
Commission.  
 

Mr. Leppek summarized Fishbeck letter dated June 21, 2023. Fishbeck recommends the Planning 
Commission grant Final Site Plan approval based on the engineering review of the Brookwood 
Multi Family Residential plans dated  June 6, 2023, contingent  to  the Applicant addressing all 
comments in the above letter and receiving County approval for stormwater management. If the 
Applicant does not receive County approval and must make significant changes, the Township 
may  request  the  Applicant  resubmit  plans  for  Final  Engineering  review.  The  Applicant must 
update the drawings per the above comments prior to moving to the pre‐construction phase of 
the Township site plan process. An issued for construction set with all updates included, must be 
submitted for review by the Township Engineer. 
 
Director Power addressed Fire Marshal’s letter dated June 13, 2023 that indicated that some of 
the previous site plan comments have been addressed. Power noted that the hydrant has been 
added in front of units 20 to 21. Power noted the posted signage of both sides of the street have 
been  added.  Site  has  been  updated  to  provide  adequate  turning  navigability  for  firetrucks 
throughout the development. The previous concerns have been addressed. Power brought forth 
additional comments. Reminded the Planning Commission one of the keystone aspects of this 
project is that it is designed in a manner that it preserves the wetland areas and does not disturb. 
Alternate routing for sanitary discharge had to go to the South instead to preserve the wetlands 
which caused it to cross Tyler Road. Pump station approval was done by the Board of Trustees to 
accommodate this sanitary discharge to the south. There are five (5) stormwater detention bases 
of which  two  (2) were designed with a  shallower base  than  the  four  (4)  feet  that are  in our 
engineering standards. Board of Trustees on June 20, 2023, reviewed and approved the shallower 
pool depth for two of the five ponds more towards the North edge of the site. The Board did 
direct  staff  to  take a  look at mosquito  control either  through  irrigation or other methods of 
control especially on ponds 2, 3, and 4. Recommends the Planning Commission consider if fencing 
is to be required. Director Power recommends, specific to Pond 4, that the pond should have 
decorated 4 foot fencing. Power also stated the township engineer felt confident the applicant 
could address these concerns.  
 
Applicant Luke Bonner of 1054 S. Main, Ann Arbor, MI introduced the entire team of Brookwood: 
Golan Sapir, Edo Furman, Chris Garner, Gordon Dionne, Stevens, Veronica Clark, Erich Smith, and 
Tom  Gritter.  Addressed  mosquito  management  and  intend  to  manage  it  from  the  pond 
standpoint of an  infestation practices rather than spraying  intermittently. Addressed putting a 
high decorative fence running along Tyler Road.  
 
Commissioner Jahr questioned what type of standards are there for mosquito abatement  in a 
drainage pond. Fishbeck is not entirely sure what type of standards there are since engineering 
typically  does  not  address mosquito  abatement.  Stated  he  can  follow  up  on  the mosquito 
enquiry. Jahr questioned Director Power if he had any standards for the mosquito abatement. 
Power stated the zoning ordinance  is pretty broad  in regards to the regulation of mosquitoes. 
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Suggested aerating or selective planting mix connected to a wetland aesthetic. Krishnan has seen 
across the board that aerators are no  longer permitted  in ponds and that the county may not 
allow  it. Suggested spraying and specialized plants along pond. Eric Smith addressed aeration 
concerns  of  pond.  Stated  the  best way  to  handle mosquito  control  is  through  a  structured 
spraying plan. Commissioner Grant questioned how a spraying plan would affect the wetlands 
and the environment in the area. Mr. Smith advised they would stay in the developed area and 
use natural spray. Commissioner Grant asked that it be made clear that they wont use anything 
that could be detrimental to the environment or wetlands.  
 
Applicant  addressed  that  the  County  has  several  details  to work  through  still  regarding  the 
sanitary measures and where it pertains to the location of the property and Tyler Road. Discussed 
the county drain that appears to travel over the entrance culvert. Fishbeck addressed possibly 
raising the culvert and lowering the drain, wants to make sure that all of these details are clearly 
designed on the plans. MOT detour plan also needs to be detailed out. Fishbeck’s main concern 
is on the 4‐inch outlet that will cross Tyler Road. Jahr brought up pond fencing and requirements 
for fencing. Concern over young children visiting and the risk of un‐fenced ponds. Applicant  is 
happy  to  do whatever  has  been  consistent with  the  township  previously  in  regards  to  the 
detention ponds. States fencing the ponds are not an issue if need be. Commissioner Jahr feels 
that Pond 4, since it is public facing, may require a decorative fence. Krishnan stated historically 
the Planning Commission has not required fencing around a detention pond unless it is located 
in an area  that could be an attractive nuisance  such as Pond 4’s  location.  Interior ponds are 
typically not required to be fenced. Pond 3 is designed with gabion baskets and a sloped lawn 
area. Commissioner Budd discussed  issue of  F150 or  a  larger  SUV not  fitting  in  the  garages. 
Krishnan advised size of garage has not changed in any of the plans and that it is the standard 
size garage. Budd addressed concerns on how people are going to get across Tyler Road since it 
is a heavily utilized street.  
 
Commissioner Atchinson asked about the business model of the units being leased out. Applicant 
addressed that the standard business model for senior housing is for long term lease agreements. 
Atchinson concerned F150’s and similar sized vehicles will not be allowed to be parked  in the 
driveways due to potential HOA rules. Applicant feels like they do not have a right to restrict what 
people choose to drive. Atchinson asked if there was another association that the applicant owns 
in the area to do a drive through and see how they are operated. Applicant suggested Brookwood 
Taylor which is still under construction and Brookwood Fenton to visit. Director Power produced 
plans of the garage for viewing.  
 
No zoom comments or comments from the Public.  
 
Motion by Commissioner Jahr, second by Commissioner Grant to approve the request for final 
site  plan  approval  by  Chris  Garner  on  behalf  of  owner  SB  –  Invest  L.P.  to  construct  an 
independent multi‐family residential senior housing development with 132 dwelling units with 
a combined gross floor area of approximately 154,110 square feet along with a clubhouse and 
other site  improvements, subject to the analysis  in and based on the  findings of  fact  in the 
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Planning Director’s letter dated June 21, 2023, the letter from McKenna dated June 21, 2023, 
the letter from Fishbeck dated June 21, 2023, the letter from the Fire Marshal / Deputy Fire 
Chief dated June 13, 2023, with the additional condition that a wetland compatible mosquito 
abatement plan be included in the final plans and that decorative fencing for Pond 4 is required 
per the staff recommendation.  
 
Roll Call: 
Yeas: Atchinson, Budd, Cullin, Grant, Jahr and Pahle. 
Nays: None. 
Excused: None. 
Motion Carried.  (Letters Attached) 
 
 
ITEM # 3:  Zoning  Ordinance  Text  Amendments  –  Detached  Single  Family 

Residential Dwelling Height Regulations 
 
TITLE:   Proposed amendments that will modify the maximum allowable height for 

detached  single  family  dwellings  to  allow  all  detached  single‐family 
dwellings to be 2.5 stories in height or 35 feet in height. The amendments 
will include updates to Sections 3.106 (R‐1A, R‐2A, R‐1B, and R‐1C, Single 
Family  Residential  Districts),  3.107  (RM,  Multiple  Dwelling  Residential 
District), 3.109 (AG, Agricultural and Estate District), and 4.102 (Schedule 
of Regulations). 

 
Director Power discussed the Township  is a bit more restrictive on height allowance than the 
surrounding area. Krishnan discussed how the neighboring municipalities allow for an increased 
height measurement and what impact this would have on the Township. By making this change, 
we are not creating more building mass or height, it is allowing for existing space to be utilized 
to create a top story. Allows for existing single‐family footprints to maximize their living space.  
 
Chairman Cullin asked if this was just for the homes. This change would not have any bearing for 
example on a barn build on an AG piece of  land. Krishnan advised this  is strictly for dwellings, 
homes only. Jahr asked Grant if he thinks this is fine and acceptable. Grant agreed that he feels 
that this is fine to approve.  
 
No Public Comments or Zoom Comments. 
 
Motion by Commissioner Jahr second by Commissioner Grant to recommend adoption of the 
text amendments that will modify the maximum allowable height for detached single family 
dwellings to allow all detached single‐family dwellings to be 2.5 stories in height and 35 feet in 
height,  including amendments  to Sections 3.106  (R‐1A, R‐2A, R‐1B, and R‐1C, Single Family 
Residential Districts), 3.107 (RM, Multiple Dwelling Residential District), 3.109 (AG, Agricultural 
and Estate District), and 4.102 (Schedule of Regulations).  
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Roll Call: 
Yeas: Atchinson, Budd, Cullin, Grant, Jahr and Pahle. 
Nays: None. 
Excused: None. 
Motion Carried.  (Letters Attached) 
 
 
GENERAL DISCUSSION AND UPDATES 

 Ordinance Committee discussion time not set up but potentially setting the meeting up 
at the farm site to see real time applications. To be determined.  

 Director  Power  addressed  the  July  12th meeting  for  the  Planning  Commission  is  not 
confirmed.  

 Commissioner Atchinson suggested that back in 2013 or 2014 the Planning Commission 
and the City of Belleville, and Van Buren Township got together to share and discuss ideas 
and to maintain a good working relationship. Commissioner Jahr agreed and thought it 
was  beneficial  for  all  parties.  Suggested  a  training  seminar  from  our  consultants  to 
encourage  growth  and  cooperation  and  knowledge.  Krishnan  excited  to  pursue  this 
opportunity.  

 
ADJOURNMENT: 
 
Motion to adjourn meeting by Commissioner Budd, second by Commissioner Jahr.  
Chairperson Cullin closed the meeting at 7:15.  
 
 
Respectfully Submitted, 
Caroline Manley  
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PROJECT REVIEW 

Shekita Long is requesting a Temporary Land Use permit to sell hot dogs outside of the Menards 
store at 10010 Belleville Road.  The use is proposed to begin on August 10, 2023 and to continue 
for up to one (1) year.  Per the Zoning Ordinance, temporary uses that operate for more than seven 
(7) consecutive days require Planning Commission approval.  The hot dog stand is proposed to be 
oriented to face south toward the exit door of the Menards Store. The space includes equipment for 
preparing and serving hot dogs, pre-cooked sausages, condiments, chips, beverages, and seasonal 
items such as cider and donuts in the Fall. The space will include a hot dog cart, two (2) igloo 
coolers, one (1) 10’ x 10’ tent, two (2) tables, two (2) chairs, one (1) propane tank, two (2) large 
totes, and a trash can. The applicant and co-applicant Lamar Middlebrooks have obtained 
certifications for Food Protection Management.  
 
To assist with the review of their request, the applicant has provided a completed application form, 
a narrative description of the use, a map of the use within the overall Menards site (from the lease 
agreement), a detailed drawing of the event setup space including setbacks and labels, 
specifications for the Heritage brand Hot Dog Cart, their current lease agreement with Menards, a 
photograph of the set up hot dog stand and surrounding area, insurance documentation and Health 
inspection documentation from the Oakland County Health Department. 
 
Based on the current application and the requirements of the Zoning Ordinance for temporary use 
approval, the following comments are pertinent to the Planning Commission.  
 

1. Adequacy of parking and access – The proposed hot dog stand is intended to capture 
pass-by traffic from patrons and employees of the Menards Store. The site currently has 421 
off-street parking spaces, which has been demonstrated to be more than sufficient. The site 
also has an adequate number of handicapped reserved spaces.  The table and auxiliary 
equipment used for hot dog and other food sales will be adequately served by, and will 
have no negative impact on, the site’s parking. The hot dog sales and service area and all 
auxiliary equipment will be located outside of designated parking areas.  
 

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

MEMO  
TO: Township Planning Commission 

 

FROM: Dan Power – Director of Planning and Economic 
Development 
 

RE: Review of Temporary Land Use Request #23-043 – 
Shekita Long (Hot Dog Stand) 

DATE: August 4, 2023 
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3. Compatibility with surrounding land uses - The proposed use is a limited volume of 
food sales adjacent to an existing large retail store. Food service often occurs inside of or 
adjacent to retail stores in other locations throughout the State. Therefore, the uses are 
compatible.  The site is zoned C-2 – Extensive Highway Business District. 
 

4. Size, height, and type of construction of proposed buildings and structures 
in relation to surrounding site - The table and equipment used for hot dog sales are 
disassembled and stored each night after use. The equipment includes tables and retractable 
umbrella and canopies. This limited equipment is compatible with the nearby Menards 
Store. The food service area is under a canopy on a section of concrete walkway adjacent 
to the Menards Store which is roughly 18.6 feet wide. According to the drawing provided 
by the applicant, the stand and surrounding equipment will maintain a 10’ setback from the 
driving aisle, a 15’ setback from the path of travel from patrons of the Menards Store 
existing the building, and a 5’ setback from a portion of the building to the north. 
  

5. Sufficient setbacks from road rights-of-way and lot lines - The entire area 
including all food sales and auxiliary equipment is proposed to be located within the 18.6-
foot wide concrete walkway adjacent to the Menards Store, which is significantly outside 
of the required 35-foot front, 25-foot side, and 20-foot rear yard setbacks.  
 

6. Adequate utilities – The proposed hot dog cart is a self-contained unit with hot and cold 
water. The unit has a tank for waste water which is disposed of off-site. The applicant has 
supplied a full manual for the hot dog cart to the Township, which is not included in this 
packet. The unit has electrical connections for towing, but does not rely on electrical power 
for regular usage. A propane tank is included. 
 

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

8. Sanitary facilities - Due to the short nature of the customer shopping, no sanitary facilities 
will be provided. The employees / applicants are authorized to use the restroom facilities 
of Menards. 
   

9. Hours of operation – The applicant has been authorized to operate during the normal 
business hours of the Menards Store, from 6:00 a.m. to 10:00 p.m.   
 

10. Outdoor light and signs - No exterior lights are proposed. A small sandwich board 
time is proposed to be placed on the table.  
 

11. Other licenses and permits required – The applicant has obtained a license from the 
Oakland County Health Department for their operation. The applicant must verify that 
Wayne County Health Department licensure is not also required. All references to the 
facility’s location on issued licenses must correctly identify the site as being in Van Buren 
Township, Michigan. A Peddler’s License must also be obtained from the Van Buren 
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Township Public Safety Department, for a time period that matches the time period imposed 
by any conditional temporary land use approval by the Planning Commission. 
   

12. Potential noise, odor, dust, and glare - The proposed temporary use is not 
anticipated to significantly increase noise or odor on the site and is anticipated to have no 
dust or glare impacts.  
 

13. Fire lanes, fire protection, and security – The hot dog stand was previously installed 
at the Menards store from an undetermined time until August 1, 2023. During that time, the 
Van Buren Township Fire Inspector performed an inspection of the stand and the surrounding 
equipment on July 25, 2023. This inspection was approved. The Van Buren Fire Marshall 
is being requested to review this complete application for adequacy of fire lanes, fire 
protection, and security.  The hot dog sales and service area and all auxiliary equipment 
will be located outside of designated fire lanes. Pending any necessary remaining review 
by the Fire Department, certain setbacks may apply to the hot dog sales and service area’s 
propane tank and other equipment from the Menards Store. The proposed use is subject to 
review and approval by the Van Buren Township Fire Marshal. 

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

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

15. Necessity of performance bond to ensure prompt removal - The applicant will 
be responsible for ensuring the site is returned to its pre-sale condition and there is no need 
to secure a performance bond. The applicant has provided documentation of liability 
insurance. 
 

16. Other concerns which may impact the public health, safety, or general 
welfare -There are no additional specific concerns on impacts to public health, safety, or 
general welfare. However, as with any temporary land use application, the Planning 
Commission may wish to discuss the impact and duration of the requested temporary land 
use. The uniqueness of this request should be considered. It is an outdoor sales activity in 
close proximity to the store to which it is accessory, which is designed to capture pass-by 
foot traffic. In this regard, the use is comparable to food service providers at large national 
retailers that tend to locate just inside the walls of those retailers’ buildings. It is not similar 
to a food service provider located distantly into the front yard of a parking lot or adjacent 
to primary road frontage that could visibly attract customers away from other food service 
establishments. In these regards, the hot dog stand is reasonably limited and accessory to 
the retail store to justify being installed for up to one (1) year. The hot dog stand shall be 
removed by no later than August 10, 2024.  
 

Recommendation  
The Planning Commission may review this application for consistency with Section 7.120 of the 
Van Buren Township Zoning Ordinance. They may approve, postpone a decision on, or deny the 
application. Based on my findings on this request, I recommend that the request by Shekita Long 
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for a temporary hot dog stand at 10010 Belleville Road shall be approved, subject to the following 
conditions and any additional or revised conditions stated by the Planning Commission:  
 The applicant must verify that Wayne County Health Department licensure is not also required.  
 All references to the facility’s location on issued licenses must correctly identify the site as being 

in Van Buren Township, Michigan.  
 A Peddler’s License must also be obtained from the Van Buren Township Public Safety 

Department, for a time period that matches the time period imposed by any conditional 
temporary land use approval by the Planning Commission.  

 The proposed use is subject to review and approval by the Van Buren Township Fire Marshal.  
 The hot dog stand shall be removed by no later than August 10, 2024. 
 
Thank you for allowing me to review and comment on this request. 
 
Sincerely,  
 

 

Dan Power, AICP 
Planning and Economic Development Director 
Public Services Department 
Charter Township of Van Buren 
 
CC: Ron Akers, AICP – Municipal Services Director, Van Buren Charter Township 

Vidya Krishnan – Van Buren Charter Township Planning Consultant / McKenna Associates 
Senior Principal Planner 

 Merrie Coburn – Van Buren Charter Township DDA Director 
 Andrew Lenaghan and Edward Smith – Van Buren Charter Township Fire Department 
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Power, Dan

Subject: FW: [EXTERNAL EMAIL] Re: Menards Hot Dog Stand - preliminary temporary land use review
Attachments: Raw Dog Menards Setup.pdf; Heritage-Hot-Dog-Cart-Single-Basin-Sink-Installation-Final-7-1-2013-

Revised.pdf; Heritage-Hot-Dog-Cart-Manual-and-Guide-FINAL-11-12-16.pdf

Letter to Planning Commission: 
 
Raw Dog Hot Dog Cart is a Veteran and Women owned business from Livonia, MI., operating within terms of our lease 
contract (attached) with Menards, Belleville , MI. We are seeking the approval of a temporary land use permit through 
October 31, 2023 from the planning commission in order to operate our Hot Dog Cart outdoors of the Exit Door location 
of the Menards store (see attached plan) with approved use of their restroom facilities.  We use our own trash 
receptacle as well as the hot water handwashing sink built into our cart. 
 
We created Raw Dog for transitioning meat eaters and sell Plant Based Hotdogs as well as Angus Beef Hot Dogs and 
Leons Beef Sausages with various topping concoctions on a Challah Hot Dog Bun and other miscellaneous foods (chips 
and soda) from our Heritage Hot Dog Cart for vending and catering. 
 
In the Fall we also offer hot mini donuts, hot apple cider, coffee, and fresh lemonade made to order.  Our hot dogs, 
donuts & lemonade are served under a 10x10 tent and we set up our cart next to the tent when vending and catering.   
 
We are Serv‐Safe Certified, Oakland County health department inspected, licensed, and insured.   
 
Please see our Facebook Page for pictures, menus examples, and other information. 
 
https://www.facebook.com/rawdoghotdogcart/ 
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Heritage Hot Dog Cart  Single Basin Sink Installation The USA Trailer Store 

 

  1 www.TheUSATrailerStore.com                     ©2013 TowBlazer, Inc. d/b/a The USA Trailer Store 

 

INDICATION:  For attachment of the single basin sink to the Heritage Hot Dog Cart . 

 

1. Position the sink against the outside of 
the Heritage Hot Dog Cart .   
 

2. Insert the included bolts into the basin 
mount holes and the holes of the 
exterior wall. 
 

3. From the inside of the cart, slide the 
nuts over the ends of the bolts and 
tighten. 
 
 

 

 
 

4. Attach the hot and cold water hoses to the connectors 
beneath the sink.  The hot water fastens to the left, and the cold 
water fastens to the right.   

 

 

 

 

5. The waste water tube will be pre-fastened to the drain 
beneath the sink.   

 

 

 

 

6. Slide the end of the waste water tube through the hole in the 
cart’s exterior.  
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Heritage Hot Dog Cart  Single Basin Sink Installation The USA Trailer Store 

 

  2 www.TheUSATrailerStore.com                     ©2013 TowBlazer, Inc. d/b/a The USA Trailer Store 

 

 
  

 

7. Finally, insert the waste water tube into the waste water tank.   
 
NOTE:  The drainage pipe is pictured here outside the cart for 
the sole purpose of illustrating its placement in the waste 
water tank. DO NOT leave the drainage pipe outside the cart. 

 

 

 

 

Drive safely and enjoy your Heritage Hot Dog Cart™! 

Should you have any questions or concerns, please feel free to contact us at  

info@TowBlazer.com. 

We really appreciate your business! 
 

 
 

                   

TowBlazer, Inc. d/b/a The USA Trailer Store 
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Limited License Agreement

Food Vendor

Belleville, Michigan

This Limited License Agreement ("Agreement") is made on
Menard, Inc. ("Licensor") and t eopard Logistics LLC ("Licensee").

LC 2023 between

Parties

Licensor is a Wisconsin corporation engaged in the business of operating a chain of home improvement
stores and is headquartered at 5l0l Menard Drive, Eau Claire. Wisconsin. Licensor has a rbtail store
located at 10010 Belleville Road in Bclleville. Michigan.

Licensee is a Michigan limited liability company engaged in a food vendor business named Raw Dog.
Licensee's address is 14574 Melrose St., Livonia. Michigan 48214.

Statement of Purpose

Licensee desires to use an approximately l0' x l0' area located on the sidewalk adjacent to the exit doors
of Licensor's store generally as depicted on Exhibit A (the "Licensed Area") to install and operate a food
stand, in accordance with and subject to the terms and conditions of this Agreement.

Licensor is willing to grant Licensee a revocable" limited. non-exclusive license over the Licensed Area
for the benefit of Licensee.

Agreement

The parties agree to the following:

The license will commence on May l, 2023 and terminate on October3l,2023 {the "Term"),
unless terminated earlier by either party pursuant to this Agreement.

Licensor hereby grants to Licensee a non-exclusive limited license to enter upon the Licensed Arca
during the Term solely for the purpose of operating one food stand, and for no other purpose
without the prior written consent of Licensor. which consent will be at Licensor's sole discretion.
Licensee acknowledges and agrees that any and all activities conducted by Licensee or Licensee's
employees, agents, representatives or contraclors will be solely at the risk of Licensee. Licensee
acknowledges and agrees that Licensor will not provide utilities for Licensee's use. Licensor
resenves the right to relocate the Licensed Area to a different location on Licensor's parcel
with notice to Licensee. Licensee shall comply n'ith all other guidelines imposed by Licensor
in relation to the ongoing COVID-l9 pandemic until directed otherrvise by Licensor.

Upon Licensee's execution of this Agreement, Licensee shall pay a $700.00 license fee Io Licensor
for the first full calendar month of the Term. For each subsequent calendar month, Licensee shall
pay to Licensor a $700.00 license fee in advance at the address provided for notices in Section 23,
on or before the first day of such calendar month. Licensee shall pay a prorated license fee for any
partial calendar month during the Term. All amounts paid to Licensor must be in the form of a
check or money order. However, if Licensor at its sole discretion allows a payment to be
made by credit or debit card, Licensee shall also pay a processing fee of 3Vo oI the amount
charged. Licensor reserves the right to change the amount of the license fee, and the amount
of the security deposit described in Section 4 belorv, at any time on ten (10) days' prior

2.

-t
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4

written notice to Licenseeo which neu'amount(s) u'ill be effective on the first day of the month
follorving said ten (10) day period.

Upon Licensee's execution of this Agreement, Licensee shall pay to Licensor a security deposit in
the amount of $700.00, which will be held by Licensor. The security deposit will be refunded to
Licenscc if the Licenscd fuca is lelt in the condition called for by this Agreement. Notwithstanding
the foregoing, Licensor has the right to apply and retain such portions of the security deposit as are
necessary to remedy all amounts. liabilities, and obligations which Licensee assumes or agrees to
pay or discharge pursuant to this Agreenrent. Upon termination, Licensor will return the security
deposit, or provide written explanation of deductions, after receipt of a written requesl by Licensee.

Licensee shall operate its business on the Licensed Area only during the hours of operation ol'
Licensor's adjacent retail slore. If Licensee ceases its operations on the Licensed Area for anv
period in excess of three {3) da1's, Licensee shall renrove its stand and all other personal
propertv and equipment from the Licensed Area until it resumes its operations. lf such
period of non-operation continues for more than a total of ten (10) days, except for any
reasonable period of repair or maintenance of the stand, Licensor shall have the right to
terminate this License Agreement on n'ritten notice thereof to Licensee.

6. Licensce shall bc in dcfault in the evcnt that it

fails in the paynrent of fees or fails in any other charge hereunder.

fails to comply with any other ternr or condition of this Agreement,

fails to leave the Licenscd Arca clean and in the original or better condition at lhe end ol'the
Term,

makes an assignment for the benefit of creditors, or

allows a lien to be filed against the Licensed Area

In the event of any default. Licensor shall, at its option" have the right to terminale this Agreernent.
in addition to any other remedies which are available to Licensor. Licensor will charge Licensee a

mtrnthly delinquency chargc of I ll2o/a per month {l8olc A.P.R.) on any rents orother charges to be
paid by Licensee under this Agreement that are overdue and such charge shall he paid by Licensee.
In addition, Licensor shall also tre entilled to receive frorn Licensee collcction costs and attorney
fees totaling not less than l-57o of the unpaid balanceil'delinquencies are rel'ened lbrcollection. In
the event that Licensee is in default under any other Agreement entered into tletweerr Licensor and

Licensee, then Licensee shall also be in default under lhis Agreement and Licensor shall" at its
option. have the right to terminate this Agreement, in atJdition to any other renrcdies which are

available to Licensor. In any event" if this Agreement is terminated by Licensor. Licensee's
obligation to pay rent and damages will not be terminated. Licensee's paynlent ol any sum due
hereunder u,ill not be delayed, excused or lbrgiven due to any cause not specilically provided in
lhis Agreement, including without timitation sl.rikes, riots. acts of God, shortages of labor or
materials, national emergency, acts of a public enemy, pandemic, or govcrnmental restrictions, iaws
or regulations.

Notwithstanding anything in this Agreement to the contrary, at its sole discretion each party
has the option to terminate this Agreement (Licensor at any time, and Licensee at any time
after the first full month of the Term) rvith 7 days' prior written notice to the other partl'. lf

5

a.

b.

c.

d.

e.
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8

this Agreement is tenninated by Licensor without cause, Licensor will issue Licensee a refund lbr
fees paid in advance. The refund will be pro-rated from the date of lermination to the end of the
month in rvhich this Agreement was terminated. Licensor will issue [he refund within 30 days from
the date of termination.

Licensee shall, without any cost to Licensor, provide all planning and arrangements for, and
conduct the due diligence investigations and all of its associated physical preparalions and activities
for all activities on the Licensed Area. For all activities carried out on the Licensed Area pursuant
to this license and this Agreement, Licensee shall provide adequrte security. personnel and
management so that stch aclivities will be canied oul without damage to any propeily (includin_e
Licensor's property), injury to persons or impairmenl lo the environrnent. I-icensee shall conduct
all ac(ivities on the Licensed Area. and shall cause its employees. agents. representatives and
contractors to conduci their activities on the Licensed Area with due care for the health and sal'ety
of persons and the protection of property and the environment. AnI' and all n'aste items produced
by Licensee in the Licensed Area, including without limitation used cooking oil, must be
removed by Licensee from the Licensed Area and Licensor's parcel and disposed of offsite.

Licensee agrees not to cause or permit any lien to be illed against thc Licensed Area and shall
indernnify and hold Licensor harmless from and against any and all such clairns and liens arising
out of the activities of Licensee, its employees. agents. representatives or contraclors at or upon the
Licensed Area.

10. Licensee shall, at its sole cost. oblain and maintain in effect all licenses. permits, consents arrd
authorizations of l'ederai, state and local authorities which may be necessary. required or
appropriate for all activities of Licensee and its employees, agents. representatives and contractors
at or upon the Licensed Area.

ll Licensor makes no representations, warrantics or covenants o[ any nature whalsoever regarding the
condition of the Licensed Area or its suitability for lhe activities planned by Licensee. Licensee
understands that it u'ill be operating its business at its orvn risk and agrees that Licensor will
not be required to undertake or exercise any duty of care or other safeguards rvith respect to
the Licensed Area or for the safetl, of persons or for the prevention of damage to propertf in
connection with any activities of Licensee or third parties on or about the Licensed Area.

12. Any banners, signage, equipment or facilities temporarily placed on the Licensed Area by, or for
Licensee must be approved by Licensor prior to placement and must be installed. kept and
ntaintained by Licensee in a sightly. saf'e and secure condition and in compliance with all applicable
i'ederal, state and municipal laws. regulalions, ordinances and orders. All activities of Licensee and
its employees, agents, representatives and contractors on and about the Licensed Arca must bc
conducted in compliance with all applicable federal. sta(e and municipal laws. regulations.
ordinanccs and orders.

13. At all tirnes during lhe Term, Licensee shall keep the Licensed Area and everything thereon in a

clean, sale and orderly condition and shall keep the Licensed Area and its sunoundings clean and
free from trash, rubbish, waste and debris. If, at any point during the Term, Licensee utilizes
any portion of the Licensed Area to prod.uce, cook and/or prepare food items, Licensee shall
take all steps necessary to prevent such activities from causing damage or staining to the
Licensed Area, including, u'ithout limitation, placing a rubber pad underneath any food
production/cooking area(s). Licensee is not allowed to dispose ofits trash in any receptacle on
Licensor's adjacent propertl". Before expiration of the Term, Licensee shall remove all materials.
cquipment, personal prope(y and other ilems of any nature which were placed or brought upon the

9
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Licensed Area by or fbr Licensee, and Licensee shall leave and surrender the Licenscd Area in the
same or better condition as it was at the beginning of the Term. If anv repairs or restoration should
be necessary in order to return the Licensed Area or any part thereof to such condition, such work
must be promptly performed by Licensee, at ils sole cost and to Licensor's satisfaction. Il'Licensec
fails to so per{ornt any such repairs or res(oration. Licensor shall have the right to complete any
remaining work and bill Licensee the full cost thereof. Any personal propertv or equipment left
by Licensee on the Licensed Area for more than seven (7) davs after the date of expiration or
termination of this Agreement shall be deemed to be abandoned by Licensee. To the
maximum extent permitted by' lau', (A) Licensor shall haye no dutl to store or dispose of any
such abandoned property, and (B) Licensor shall have the right to dispose of any such
abandoned propert.v free of any interest of Licensee and n'ithout compensation to Licensee.

Licensee agrees lo operate its business in good laith and in a prolessional. lanlul manner, including
without Iirnitation in the areas of pronrpt and courteous customer service. employee hiring. trainirrg
and supervision, grooming, cleanliness of the customer serr,ice arca, proper food handling and food
safety procedures, and the handling of any customer complaints. Licensee shatl at all times
maintain its facility in a neat. clean. and sanitary condition. free frorn waste or debris. Licensee
shall adequately stafl its facilily during all business hours. Licensee shall require its employees and
agents at all times lo present a neat, clean and well-groomcd personal appcararce. and to conducl
themselves in a cour(eous and professional manner in their interactions with both Licensee's and
Licensor's customers. Licensee agrees to take no action nor make any omission that n'ill result
in injury or damage to Licensor's reputation, business or property. Licensee furlher agrees to
abide by the policies, standards and practices (not in conllict with applicable laws and regulations)
that Licensor may formulate from time to time for its store operations, including the following:

Dots
. Do adhere to dress code and present yourself in a professional manor. rvith regard to attire,

personal hygiene, and appearance.
i) Business casual attire with dress pants (no legging or lycra pants) of good condition (nt-r

rips or tears).
ii) Sandals/open-toed shoes, hats. or revealing clothing arc nol permitted.

. Do maintain a clean and professional workspace within the Licensed Area.

. Do treat all customers and retail team nrembers with respect and professionalism

. Do remember: The rnost important custoners are lhe ones who tell us "No." Always politely
disengage.

. Do keep receipts for all purchases made within Licensor's store.

. Do focus conversations around the products and brands you represent.

. Do have an amazing attitude. have fun and smile!

Don'ts
. Don't smoke, vape. or otherwise use tobacco producls in or around the Licensed Arel.
. Don't bring bags into ttre store with personal items. All such bags will be subject lo inspection

by Licensor upon entering or leaving the store.
. Don't usc tables from slore inventory.
. Don'l engage customers outsidc of the Licensed Area or roam around Licensor's store.
. Don't engage in conversations that could be deemed inappropriate.
. Don't engage in confronlations with other vendors.
. Don't use ice breakers with customers.
. Don't continue to engage customers after you are told no or tltat the customer is not interesled.
. Don't block access to or from Licensor's store.
. Don't physically touch cuslomers except for handshakes and high-lives.

4

25



Don't speak negatively of any other company or competitor.
Don't use your cell phone in the Licensed Area, except fbr business purposes

Examples ol'violations of this Section include, without lirnitation:

a Verbal, physical or other offensive. hostile or intimidating conduct toward tny custonrer.
vendor or employee;
Sexual, racial or other lrarassnlent or disparagement ol' any customer. employee or
vendor:
Destruclion or misappropriation of cuslolner or Licensor propefl.y:
Consumption or possession of alcohol or any illegal subslance:
Sleeping by Licensee's employees or agents on or around the Licensed Area: and
Use of profane or abusive language,

Licensor reserves the right to immediately terminate and cancel this Agreement. rlithout
notice, in the event of any violation of this Section 14 by Licensee.

l5 Licensee shall not cause or permit any Hazardous Substance to be used. stored, generaled or
disposed o{'on or in the Licensed Area by Licensee, Licensee's agents. employees. con(ractors or
invilees. withoul first oblaining Licensor's written consent- If Hazardous Substances olher than
those approved by Licensor are used, stored, generated or disposed of on or in the Licensed Arel.
or if the premises becorne conl.aminated in any manner for which Licensee is liable, Licensee shall
indernnify and hold harmless Licensor tiom any and all claims, damages. lincs. iudgntcnts.
penalties, costs, liabilities or losses lincluding, without limitation. a decrease in value o[ the
premises, damages due 1o loss or restriction of rentable or usable space. clr any darnages due to
adverse intpact on marketing of the space, and any and all sums paid for settlemenl o1'claims.
attorney fecs. consultant and expert lees) arising during or after the Tern and arisins as a result of
such contamination by Licensee.

16. Licensee shall not drill holes in or otherwise break the surface of the sidewalk or parking lot for any
reason. Licensee shall nol play any music. radio broadcasts. or other audible media in the Licensed
Area.

17 At its sole cost. Liccnsee shall procure Conrrnercial General Liability lnsurance and shall maintain
it in lbrce and effect throughout the Term oi this Agreement. This insurance must insure Licensor
and Licensee from all clairns. demands, or actions made by or on behalf o[ any person or entily
arising from, related to. or connectcd with the conduct and operation of Licensee's business on lhe
Licensed Area. This insurance must have minimum limits ol'nol less than a Combined Single
Limit l'crr Bodily lrtiury, Propeny Darnage and Personal Iniury Liability ol'$1.000.000 per
occurrence and $2,000.000 aggregate. This insurance will be the Primary Policy for any and all
claims arising out of or relating to Licensee's use of the Licensed Area. Any insurance held by
Licensor rvill be used only to cover claim arnoulrls in excess of the required limits of the Prirnary
Policy. Prior to occupying the Licensed Area. Licensee shall furnish Licensor with certillcates
showing compliance with this provision and nanting Licensor as a primary and non-contributory
additional insured. In addition. throughoul the Tenn, Licensee shall maintain worker's
compensation insurance to the extenl required by statute.

18. Licensee shall provide a copy of his or her driver's license, or other similar photo identification, to
Licensor prior to beginning operations on the Licensed Area.

b.

c.
d.

e.

f.
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19" Licensee shall be liable for, and shall defend, indenrnify and hold harnless Licensor, its
shareholders, directors, offlcers, entployees and agenis {collectively, lhe "lndemnitees") f'rom and
against, any and all liability, claims, suits. judgments, damages. losses, costs and expetrses
(including costs of defense and reasonable attorney's fees), which any or all of said Indemnitees
may suffer, incur, be exposed to, be responsible ior or pay, on accounl of any injury to or death of
any person. or damage to or loss or destruction of any property. to thc extent caused by Licensee (or
any of its employees, agenl.s. representatives or contractors) and arising out of or in connection rvith
this License or the exercise of any license or privilege herein granted or the conduct ofany activity
on or about lhe Licensed Area or any acl or onrission of Licensee {or an)' ol'its employecs. agents.
represelttatives or contractors).

20. This Agreenrent is an independent agrcement between the parties herelo and it rvill not be deenred
or construed to be an agreenrent lo lease or purchase the Licensed Area.

21. Licensee shall not assign this Agreement or the liccnse and privileges hereunder. or delegal.e an1,of
the Licensee's duties and obligations hcreundcr without the prior written consent of Licensor and
any attempted assignment or delegation without such prior written consent of Licensor will be void.

22. This Agreentent will not become efl'ective or binding unless and until il has been signed by or on
behalf of each o[ the parties hereto. This Agreentent ma]' be execuied in two or morc countcrparts.
each of which will be deemed an original. but all ol'which together will constitute one and the same
instrument. Any lacsintile or electronic transmission of this Agreement signed by either or both
parties hereto will he considered to have lhe same legal effect as the odginai and will be treated in
all manner and respecls as if the original had been delivered at the lime of such facsimile or
electronic transmission.

23 Any notices, deliveries and other communications required under this Agreement, and any other
communication which either Licensor or Licensee may desire to deliver to the other. must be in
writing and nrust be sent by first-class United States mail (postage prepaid), by nationally-
recognized overnight couricr. by electronic nrail. personally delivered, or (if to Licensee) leti in a

conspicuous place on the Licensed Area, in cach instance directed. addressed and trarnnritted or
sent as follows:

If to Licensor: Menard. Inc.
Attn: Properties Division
5l0l Menard Drive
Eau Claire. WI -54703
Phone Number: (715) 876-2532
Emai I : realestalqItuenafd-i4c,.co*!li

If to Licensec: Leopard Logistics LLC
Attn: Shekita Long
14574 Melrose St.
Livonia. MI482l4
Phone Numher: (313) 495-1993
Email : IilrYdogcrtcring (qrgll.ri l-eonl

Either party rnay with like notice at any time and from time to time designate a difl-erent address (o

which notices will be sent. Such notices, demands or declarations will be deemed sufficiently
served or given for all purposes hereunder at the tirne they are delivered as described in this
Section.

6
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IN WITNESS WHEREOF, each of the parties hereto has caused this Limited License Agreement to be
signed

Date:

on its behalf as of the day and year first above written.

Print Name

Title: Aw l*0

c

Date: fflq'uh rrr

2023

2023

LICENSEE: LEOPARD LOGISTICS LLC

LICENSOR: INC.

By:
Theron J. Berg
Ceneral Manager Properties

7
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GUARANTY

The undersigned. in consideration of Menard, Irrc., Licensor cntcring into thc attached Lirnited
License Agreement dated this _ day of 2023, to which Leopard Logistics LLC is the
Licensee. does hereby absolutely, unconditionally, and irrevocably guarantee to Licensor the full and
complete performance of all Licensee's covenants and obligations under said Limited License Agreenrenl
and the full payment by Licensee of all rentals. additional rentals and other charges and arnounts required
to be paid thereunder. and the undersigned shall pay all Licensor's expenses including attorney's l'ccs

incurred in enlbrcing the obligations of Licensee under said Linrited License Agreemenl or incurred in
enforcing this Cuaranty.

The undersigned, does hereby waive all requirements of notice ol'lhe acceptance ol this Cuaranty
and all requirements ot'notice ol'breach or non-performance iry Licensee. The undersigned's obligations
hereunder shall remain fully binding although Licensor may have waived one or more dclaults by
Licensee, rnay have extended the time of performance bv Licensee, may have modilied or arnelded the
Lirnited License Agreement. may have released, returned or rnisapplied other cr-rllateral given later as

additional security (including other guaranties) and may have released Licensee liom the performance of
its obligation under such Limited License Agreement.

This Guaranty shall bc binding upon the uudersigned and his/her/their respeclive heirs, executors.
administrators. representatives. successt'rrs and assigns.

Executed this Zo+tay of I\a-rc-h

B

Print Name

SS#orDL#:

STATE
SS.

COUNTY OF

a Notary Public in and for the Countl' and Sta(e albresaid- DO
HEREBY CERTIFY that who is personally known lcl me to be the saine
person whose name is subscribed above. me this day in pcrson and acknowledged that
helshelthey signed. sealed. and delivered the said instrument as his/herltheir liee and voluntary ac{ lbr the

uses and purposes therein set foillr.

lfln d^*
l"

civen under my hand and notarial seal, this -QO*\", of l\a.rct+- ,2023.

SYDNIE GRAY
NOTARY PUBLIC. STATE OF MICHIGAN

COTII{TTOFWAYNE
MY GOIllrttSSlON EXPIRES NOV6, 2027
ACTING IN THE COUNTY OTV\IAUNA--T,"€

Notary Public, Wa-$rrs County

My Commission expires: I llOe.lSoAl

I
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04/28/2023

Veracity Insurance Solutions, LLC.
260 South 2500 West, Suite 303
Pleasant Grove UT 84062

FLIP Program Support
(844)-520-6992
info@fliprogram.com

Great American Alliance Insurance Co. 26832

Raw Dog Hot Dog Cart & Catering Service
14574 Melrose Street
Livonia MI 48154

 

A

x
x

x

x

PLE738466-F166985 08/18/2022 08/18/2023

 1,000,000
 300,000
 5,000
 1,000,000
 2,000,000
 2,000,000

x
x

XSE 7385466-AX1007353 04/27/2023 08/18/2023

 
 
 1,000,000
 1,000,000
 
 

Certificate holder had been added as additional insured regarding the above mentioned policy per attached
Additional Insured - Designated Person or Organization (CG 20 26 Ed. 04 13)

Rosie's Community Kitchen
235 Spencer Ln.
Suite B
Ypsilanti, MI 48198

31



PLE738466-F166985 CG 20 26 (Ed. 04 13)

THIS ENDORSEMENT CHANGES THE POLICY. PLEASE READ IT CAREFULLY.

ADDITIONAL INSURED – DESIGNATED PERSON OR ORGANIZATION

This endorsement modifies insurance provided under the following:

COMMERCIAL GENERAL LIABILITY COVERAGE PART

Schedule

Name of Additional Insured Person(s) or Organization(s):

Rosie's Community Kitchen

Information required to complete this Schedule, if not shown above, will be shown in the Declarations.

A. SECTION II - WHO IS AN INSURED  is amended to include as an Additional Insured the person(s) or
organization(s) shown in the Schedule, but only with respect to liability for "bodily injury," "property damage" or
"personal and advertising injury" caused, in whole or in part, by your acts or omissions or the acts or omissions of
those acting on your behalf:

1. in the performance of your ongoing operations; or

2. in connection with your premises owned by or rented to you.

However:

1. the insurance afforded to such additional insured only applies to the extent permitted by law; and

2. if coverage provided to the Additional Insured is required by a contract or agreement, the insurance afforded to
such additional insured will not be broader than that which you are required by the contract or agreement to
provide for such additional insured.

B. With respect to the insurance afforded to these Additional Insureds, the following is added to SECTION III –
LIMITS OF INSURANCE:

If coverage provided to the Additional Insured is required by a contract or agreement, the most we will pay on
behalf of the Additional Insured is the amount of insurance:

1. required by the contract or agreement; or

2. available under the applicable Limits of Insurance shown in the Declarations;

whichever is less.

This endorsement shall not increase the applicable Limits of Insurance shown in the Declarations.

Copyright, ISO Properties, Inc., 2012
Page 1 of 1CG 20 26 (Ed. 04/13) PRO
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TO:  Van Buren Township Planning Commission 
FROM: Dan Power– Director of Planning and Economic Development 
RE: Administratively-Reviewed Development Overview 
DATE:  July 21, 2023 

 
Planning Commission Members: 

 
At our regular meeting on July 26, 2023, I will provide a brief overview of selected administratively 
reviewed development projects that are occurring in Van Buren Township. Broadly, projects that are 
reviewed administratively without Planning Commission approval fall into several categories identified 
below: 
- Airport projects. Construction on projects within the AP – Airport Zoning District, per Section 

3.118 of the Zoning Ordinance;  
- Single-Family homes. Construction of individual single-family residential housing units, per 

Section 12.201, Table 8 of the Zoning Ordinance; 
- Permitted use change / re-occupancy with minor site change. Projects that involve the 

re-occupancy of a building within a completely enclosed building, so long as no variances to the 
Zoning Ordinance are required, the re-occupancy does not create additional parking demands, 
beyond 10% of that which exists, and the re-occupancy does not substantially alter the character 
of the site, per Section 12.201, Table 8;  

- Remodeling or reconstruction of existing building or use. Remodeling or construction 
of an addition to an existing building or use, provided that no variances to the Ordinance are 
required; and that the proposed new construction would not increase the total square footage of 
the building greater than 25% or 1,000 square feet, whichever is less; and 

- Other administrative reviewable projects. Projects that are otherwise eligible for 
administrative review under Section 12.201, Table 8. 

 
In the section below, I will summarize the scope and review or construction status of several projects 
throughout the Township that fall within these categories: 
 

• Case 22-018 - 49910 Tyler Road Extension. Minor demolition and construction of 
a new 5,290 square foot office addition to an existing hangar and office building for Kalitta 
Charters. This project is under construction.  

• Case 22-023 – 8001 Haggerty Road. Completion of renovations to roughly 50,165 
square feet of interior space at their facility in order to accommodate a relocated Merchant 
Services Center for DTE Electric Company. This project is under construction.  

• Case 22-038 – 11511 Belleville Road. Construction of a minor storage area and 
restroom addition to an existing restaurant (Mike’s Kitchen) on behalf of owner Marash-
Ljulja Nuculaj. This case also required a variance from the Van Buren Township Board of 
Zoning Appeals, obtained in October 2022. The building permit application is currently 
under review and final area measurements for the proposed storage and restroom additions 
will be calculated as part of this review. The proposed plans also include outdoor seating 
for 20 persons or fewer, which has been administratively reviewed for consistency with 

MEMO  
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Section 5.137 of the Van Buren Township Zoning Ordinance.  
• Case 23-004 - 49345 S I 94 Service Drive.  Remodeling of an existing 17,870 

square foot event facility, bar and food service location (formerly the Diamondback Saloon) 
and conversion to a different event facility, bar and food service location by applicant 
11:11 Ventures on behalf of owner Eric Nemeth. Some construction is underway on the 
interior of the building, while additional permits are anticipated for the full build-out. As 
part of the administrative zoning review for this building, I have completed a preliminary 
report concerning the operational details, hours, and programming of the proposed use, 
site landscaping, and other items, and provided this report to the applicant. I will provide 
a final zoning review report to the Planning Commission when this project’s final site plan 
is available.  

• Case 23-012 – 45520 Tyler Road. Remodeling of a roughly 2,600 square foot retail 
/ resale tenant space (Belleville Exchange) and conversion to a dental office at the site by 
applicant Orow Construction on behalf of tenant Purpose Dental. This project is under 
construction.  

• Case 23-015 – 10562 Belleville Road. Remodeling of a roughly 191,446 square 
foot retail store including the installation of off-street parking spaces in a designated 
deferred parking area and other minor parking, landscaping and striping improvements by 
Singleton Construction on behalf of Wal Mart. This project is under construction. 

  
Excerpts from these projects including selected applications, plans and other review documents have 
been provided with this packet for reference only. The Planning Commission is not requested to take 
any action on these projects. Please do not hesitate to contact me if you have any questions.  

Sincerely,  

 
Dan Power, AICP 
Planning and Economic Development Director 
Municipal Services Department 
Charter Township of Van Buren 
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Bedder Consulting Services Inc. 

32579 Gateway Drive – Romulus, Michigan 48174 
Phone: (734) 637-0016 – Fax: (734) 398-1658 

 

Kalitta Charters LLC  
Existing 135 Hangar Office Renovation Project  

 
Project Scope: 
 Pulverize and reuse the existing asphalt parking lot material as base for the asphalt parking 
 Re-grade the existing parking area as shown on PEA Group documents 
 Demolish the existing 20’-0” x 80’-0” single story office area (Masonry block & siding) 
 Saw-cut and remove the existing concrete floor and prepare for new concrete floor (39’-0” x 129’-0”) 
 Trench form and pour new footings as per drawings prepared by Paridies & Associates 
 Install new masonry block exterior walls three sides as per drawings prepared by Smith + Schurman Associates 
 Install a couple of new structural steel columns at the interior with supporting roof bar joists and decking 
 Install a new rubber membrane roof system with require insulation, flashing and cap coping 
 Install exterior aluminum framed windows and doors with low “e” glass 
 Paint exterior masonry block as required 
 Install metal studs & support clips for horizontal metal siding as per drawing prepared by Smith + Schurman 
 Install new horizontal metal siding as shown on the drawings prepared by Smith + Schurman 
 Install metal studs & insulation at the interior office layout as per drawings prepared by Smith + Schurman 
 Paint & finish all drywall as required 
 Install new act through out the interior of the building with insulation as required 
 Install floor finishes as required and selected by owner 
 Install all required interior doors & frames 
 Install all required millwork as selected by owner 
 Install all required plumbing fixtures as per drawings prepared by EAM Associates 
 Install all required mechanical equipment as per drawings prepared by EAM Associates 
 Install all required Electrical equipment as per drawing prepared by EAM Associates 
 Install new concrete sidewalks at the front of the new building and south side as per PEA Group documents 
 Replace damaged concrete sidewalk along the front of existing Hangar Building 
 Stripe entire site parking lots as per PEA Group drawing 
 Install required security systems for gate access 
 Install a new fire alarm system both in the new office area and required flow switches in the existing hangar 
 Install a new exterior sign on the front of the new building 
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Kalitta Air proposes to demolish roughly 1,447.6 square feet of office / entry way portion of a 
roughly 30,000 square foot storage building, construct a new 5,290 square foot office addition, 
and complete related site improvements including saw cutting and removing asphalt paving along 
the east and north ends of a parking lot that abuts the west side of the building, removal and 
replacement of existing fencing, and resurfacing / restriping 88 parking spaces. The proposed 
site includes approximately two (2) acres of leased property within the broader Willow Run Airport 
of Van Buren Township, located at 843 Willow Run Way (parcel number parcel ID number 83 
189 99 0008 000). The site-specific address for the building is 49910 Tyler Road Extension. The 
site is zoned AP – Airport District. The following is a report on the proposed site plan’s compliance 
with the Van Buren Charter Township Zoning Ordinance.  

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

 
The proposed use of the expanded space will be offices associated with a hangar / storage 
building. The applicant has provided the following information regarding the proposed building 
usage: 

MEMO  

 
TO: 

 
Peter Bedder, Construction Manager – Bedder Consulting 
Services, Inc. 

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

RE: Kalitta Charter LLC – Willow Run Airport of Van Buren 
Township 

PLANS DATED: July 6, 2022 
DATE: January 25, 2023 

FOR 
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 Kalitta Charters has decided to renovate this area re-organizing its present staff in order to work 
more efficiently. 

 The new layout will allow the pilots to enter the office area right from the parking lot and exit directly 
out to the planes. 

 This way they don't have to traverse the hangar area. 
 Kalitta Charters is shifting staff from the offices on the east side of the hangar over to the office area 

on the west side. 
 
A use statement must be provided on sheet C3.0 and the information above must be provided on this use 
statement. 

 

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

 
a. Area, height, and placement. Uses located on the airport property owned by a public 

governmental agency shall meet the area, height, and placement regulations, including 
setbacks, of the zoning district they are located in.  
 
The proposed site is part of a broader public airport property which has public road frontage 
on Beck Road and Ecorse Road. The proposed site meets the required front (100’), side (50’ 
for one / 100’ for two), and rear (100’) yard setbacks with respect to the proposed buildings’ 
setbacks from the nearest adjacent public roads and parcels. The property line of the nearest 
adjacent non-airport parcel is roughly 120’ to the south of the proposed lease parcels for this 
site. The minimum area of 250 acres in the AP zoning district is intended to be applied to the 
airport property at large and does not apply to this specific site. The proposed office addition 
is 14’ tall according to submitted architectural drawings.  

 
b. Parking, loading and access management. A revised Sheet 3.0 was provided to the 

Township on September 12, 2022 with a slight modification to the previous parking 
configuration included in the original plan set dated July 2022. A revised complete set with 
the updated sheet 3.0 must be provided to the Township. Uses located on the airport property 
owned by a public governmental agency shall meet the parking and loading requirements of 
Article 9 in this Zoning Ordinance.  
 
Article 9 of the Zoning Ordinance includes various required standards related to the number 
of parking spaces and the design and configuration of parking areas and driveways. These 
requirements are evaluated below.  
 

Number of parking spaces. The proposed use is considered an office which is 
accessory to a warehouse or storage area under the Van Buren Township Zoning 
Ordinance. The adjacent storage area is approximately 28,000 square feet. The 
following parking requirement therefore applies under Sec. 9.102(E)(2) of the Zoning 
Ordinance: 
 Five (5) plus one (1) per 1,750 square feet of gross floor area (of warehouse 

space) (roughly 17 spaces required) (plus one (1) per 350 useable square feet of 
office (roughly 15 spaces required), sales or similar space. 32 spaces total are 
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therefore required. 88 spaces have been provided. The Zoning Ordinance 
typically imposes limits on the number of parking spaces that may be constructed 
on a given site. In this case, the excess parking provided for the subject building 
is part of a broader parking layout that allows for shared parking between the 
various buildings on the Kalitta campus. The excess parking is therefore 
acceptable. Currently, one (1) barrier free parking space is shown on the plans. 
Four (4) barrier-free parking spaces must be provided based on the provision of 
between  76-100 total off-street parking spaces, in accordance with Sec. 9.103 
of the Van Buren Township Zoning Ordinance. 

 
Design and configuration of parking areas. Where formal standard 90-
degree off-street parking spaces are proposed, per section 9.104(B), 9.5’ x 20’ 
spaces with a 24’ adjacent maneuvering lane are required. Double striping is shown 
for all parking spaces. 
 
Drainage. Per section 9.104(A) of the Zoning Ordinance, off-street parking areas 
shall be drained so as to dispose of all surface water accumulated in the parking area 
in such a way as to preclude drainage of water onto adjacent property or toward 
buildings. The applicant may be required to gain approval from the Wayne County 
Department Public Services for stormwater design. 

 
Driveways and Access Management. Access is provided to the site from an 
existing private Tyler Road Extension at the site’s southern. The proposed access to, 
from and around the site will require approval from the Van Buren Township and 
WCAA Fire Marshals. 

 
Loading and truck maneuvering. No loading spaces are proposed. Section 
9.105 of the Zoning Ordinance requires loading spaces “on the same premises with 
every building, structure or part thereof, involving the receipt or distribution of vehicles 
or materials or merchandise”. If there are vehicles, materials or merchandise being 
delivered to the site, two (2) usable 10’ x 50’ loading spaces will be required based 
on the currently proposed building area being between 20,001-50,000-sq. ft. of 
commercial or industrial space. If loading is performed via airplane freight on the 
north side of the building, this requirement may be exempted. 

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

parking areas shall be landscaped and screened pursuant to Article 10. Because the 
site has no direct public road frontage and is adequately separated from adjacent 
public roads, relief can be provided from parking lot screening per section 10.103(A) 
of the Zoning Ordinance. Landscaped areas will be subject to review by the Wayne 
County Airport Authority (WCAA) and may be subject to limits in order to comply with 
airport standards, including limiting attractiveness to certain wildlife. If suitable 
landscaping can be provided in compliance with these standards, the applicant shall 
comply with Section 10.103(B), including that landscaped areas should be added 
where necessary to account for a minimum of five percent (5%) of all paved areas. 
The applicant has provided a landscape plan on sheet L-1.0. 
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c. Environmental Performance Standards. Uses located on the airport property owned 
by a public governmental agency shall meet the “Environmental Performance Standards 
Applicable to Specific Uses and Districts” of Section 8.102 of this Zoning Ordinance.  
 

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

Administrative Site Plan Review Requirements per Section 12.203 of the Van Buren 
Township Zoning Ordinance – In General. 

 
1. Title and date of plan, including the date and nature of all subsequent 

revisions; North arrow and scale; Design firm information; Dimensions of 
lot and adjacent property lines; Boundary of tract; Lighting; Signage 
information; Plan submittal information; and Documentation of changes. 
The final issued-for-construction civil site plan submittal shall be signed and sealed by a 
professional Engineer. The civil / site plans currently indicate an address of 838 Willow 
Run Way and must be updated to indicate an address of 49910 Tyler Road Extension. 

 
2. Description of use. A use statement must be provided on sheet C3.0 and the 

information above must be provided on this use statement. 
 

3. A schedule of parking needs has been considered by staff and parking requirements 
have been adequately quantified. 

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

site lacks public street frontage.  
 

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

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

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

has been provided in a separate architectural plan submittal. 
 

8. Other information. Any other information as required by the Planning Commission or 
Director of Planning which will assist in evaluation of the proposed use. Additional 
miscellaneous requirements related to signs and utility design are noted at the end of this 
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report.  

Recommendation: I recommend conditional approval of the submitted civil site plan set dated July 6, 2022, 
subject to conditions per the underlined comments in this report: 

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

 A use statement must be provided on sheet C3.0 and the information previously provided by the
applicant regarding the justification for the project must be included in the use statement.

 A revised Sheet 3.0 was provided to the Township on September 12, 2022 with a slight modification
to the previous parking configuration included in the original plan set dated July 2022. A revised
complete set with the updated sheet 3.0 must be provided to the Township.

 Four (4) barrier-free parking spaces must be provided based on the provision of between  76-100 total
off-street parking spaces, in accordance with Sec. 9.103 of the Van Buren Township Zoning
Ordinance.

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

 The civil / site plans currently indicate an address of 838 Willow Run Way and must be updated to
indicate an address of 49910 Tyler Road Extension.

Please do not hesitate to reach out if you have further questions. 

Sincerely,  

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

CC: David McInally and Andrew Lenaghan– Van Buren Charter Township Fire Department 
Christopher Salazar – Van Buren Charter Township Chief Building Official 

FOR 
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REVISIONS

CAUTION!!

THE LOCATIONS AND ELEVATIONS OF EXISTING UNDERGROUND

UTILITIES AS SHOWN ON THIS DRAWING ARE ONLY

APPROXIMATE.  NO GUARANTEE IS EITHER EXPRESSED OR

IMPLIED AS TO THE COMPLETENESS OR ACCURACY THEREOF.

THE CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE FOR

DETERMINING THE EXACT UTILITY LOCATIONS AND ELEVATIONS

PRIOR TO THE START OF CONSTRUCTION.
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September 27, 2022 

Board of Zoning Appeals 
Van Buren Township 
46425 Tyler Rd 
Van Buren Charter Township, MI 48111 

Subject: Mike’s Kitchen Restaurant/11511 Belleville Road /Variance Review; Application dated 
recd. 9/8/2022. 

Dear Board Members: 

We have reviewed the above referenced application submitted by Joseph Altman on behalf of David Nucullaj to 
construct additions to the existing Mike’s Kitchen Restaurant.  The proposal requires a variance from side yard 
setback standards. The following are our review comments based on the criteria in the Zoning Ordinance and 
the information provided: 

File Number: VBT-19-039 

Parcel Size and Tax ID: ≈0.78 Acres/Parcel ID# 83-086-99-0012-001 

Property Owner: David Nucullaj 

Zoning and Existing Use: C-2 Extensive Highway Business District. The parcel is currently occupied by a 
restaurant that is not operational. 

Project Description: Applicant is proposing additions to the existing restaurant which necessitates a variance 
from the side yard setback.   The applicant received approval for the requested variance in February 2020; 
however, due to the subsequent pandemic restrictions, was unable to proceed with the project in a timely 
fashion. As a result the variance expired and the applicant is required to re-apply for the same. 

Notice: Notice for the public hearing was published in the Belleville Independent on September 22, 2022 in 
accordance with the Michigan Zoning Enabling Act and notices were mailed to the owners of real property 
within 300’ of the subject property on September 17, 2022. 

Variance Request: 

Section 3.112 (E) Dimensional Regulations for C-2 District: 
Side (South) Yard Setback: Required: 25.00 feet 

Existing: 5.00 feet 
Proposed: 5.00 feet (restroom addition); 7.50 feet (storage room addition) 
Variance requested: 20.00 feet 

COMMENTS 
Per Section 12.403.C of the Township Zoning Ordinance and the Michigan Zoning Enabling Act, P.A. 110 of 
2006, as amended, the Board must, prior to acting on a proposed variance, consider and make findings regarding 
several factors. The Board may grant a dimensional or non-use variance upon a finding that practical difficulties 
exist. To meet the test of practical difficulty, the applicant must demonstrate compliance with the following: 
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VBT-22-038/11511 Belleville – Mike’s Kitchen/Variance Review 
September 27, 2022 

2 

 

 

 

 
1) That strict compliance with area, setbacks, frontage, height, bulk or density would unreasonably 

prevent the owner from using the property for a permitted purpose and would thereby render 
the conformity unnecessarily burdensome for other than financial reasons. 
Section 3.112 (D) of the Zoning Ordinance requires structures in the C-2 zoning district to have a 
minimum 25 rear yard setback.  The subject site is a corner lot with frontage onto Belleville Road and I-
94 S. Service Drive.  The parcel is shaped like an inverted reverse “L”, which poses a challenge for 
any structure located on it. The site has an existing building which was constructed in 1972 (per 
Assessor’s records) and is currently non-conforming with a setback of 5 feet. The structure suffered 
severe water damage in 2018-19, and the restaurant has been shut down since then. 
 
The applicant is proposing to make major renovations to the interior, update the façade and build 
additions to accommodate additional storage area and restrooms which per the applicant are required 
for its functioning. Due to the shape of the existing structure and its non-conforming footprint, non-
conforming location of the existing restaurant, any addition on the rear side is also likely to be non-
conforming. The existing floor plan allows for a kitchen and dining area but has very limited storage 
and utility space.  The proposed addition is intended to provide for the restaurant’s storage needs and 
also restroom facilities which are code complaint. 

 
Strict compliance with the side yard setback would likely allow for the construction of a very small 
storage space, but would not allow for the construction of the restroom addition.  The existing 
restaurant is located in the Belleville Road Overlay District, which has specific design requirements.  
The structure is outdated, in need of an upgrade and has remained vacant for a while which increases 
the state of disrepair.  The proposed additions and interior renovations are intended to make the 
restaurant viable and also comply with all applicable building codes. Not allowing for an additions with 
could be as being unnecessarily burdensome. 

 
2) That a variance would do substantial justice to the applicant, as well as to other property 

owners in the district, (the BZA, however, may determine that a reduced relaxation would give 

substantial relief and be more consistent with justice to others). 

A variance would do substantial justice to the applicant by enabling them to build the additions 
proposed which they consider essential for the viability of the restaurant. The subject site is located at 
a corner with street frontage to the north and west. The proposed addition is on the south/southeast 
side of the structure, which abut the drive-through of a bank and the restaurant parking lot, 
respectively. The proposed additions are located 50’+ from the bank building to the south and are not 
likely to impact emergency access or safety.   

 
3) That plight of the owner is due to the unique circumstances of the property. 

As noted previously, the subject site is an odd shaped parcel which poses a challenge for 
placement of structures. While there may be other commercially zoned parcels in the Township with 
an unusual configuration, at this time we are aware of the applicant site only.   

 
4) That the problem is not self-created. 

The need for the variance is not a self-created problem.  As noted previously, the restaurant on the subject 
site was a long standing fixture in the community till it suffered severe water damage and had to shut 
down. At this time the applicant is attempting to fix the structure and make changes that would bring it up 
to compliance with code and make it a viable business again.  
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Section 12.403 (D) Standards of approval. 
 

1) That the proposed appeal or variance is related to the valid exercise of the police power and 

purposes which are affected by the proposed use or activity. 

Zoning is a valid exercise of the police power bestowed by the State of Michigan in the Michigan Zoning 
Enabling Act (PA 110 of 2006). The Zoning Enabling Act specifically gives local municipalities the 
authority to have a Board of Zoning Appeals and to grant dimensional variances when practical 
difficulty is demonstrated. 
 

2) The proposed appeal or variance will not impair an adequate supply of light and air to adjacent 

property or increase the congestion in public streets. 

Approving the variance will not impair an adequate supply of light and air to adjacent property or 
increase the congestion in the public streets. As previously noted, the proposed addition is located 
more than 50 feet from the bank building on the abutting site to the south.  There are no other 
structures within close proximity to the proposed additions. 

 
3) Will not increase the hazard of fire or flood or endanger the public safety. 

The proposed additions are not likely to increase the hazard of fire or flood or endanger the public 
safety. The addition will be required to comply with all applicable building codes. 

 

4) Will not unreasonably diminish or impair established property values within the surrounding 

area. 

Renovation and remodeling of the restaurant which has remained closed since the water damage, 
would enhance the value of the subject site and is not likely to diminish or impair established property 
values within the surrounding areas. 

 
5) Will not in any other respect impair the public health, safety, comfort, morals, or welfare of the 

inhabitants of the Township. 

Allowing the proposed building additions in the required side yard setback is not likely to impair 
the public health, safety, comfort, morals, or welfare of the inhabitants of the Township. 

 
6) Will not alter the essential character of the neighborhood. 

The proposed additions are located in the rear of the building and are not visible from the public 
street frontages.  The site is located on Belleville Road just off the I-94 freeway, in an area with other 
commercial operations.  The proposed additions are not altering the character of the area in which 
they are located.   

 
7) Is necessary to meet the intent and purpose of the zoning regulations; is related to the 

standards established in the Ordinance for the land use or activity under consideration and is 

necessary to ensure compliance with those standards. 

The purpose of zoning regulations is to provide for orderly and planned use of land. The request at this 
time does not alter the use of the land and is intended to accommodate additions to facilitate the re-
opening of the restaurant. 
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VBT-22-038/11511 Belleville – Mike’s Kitchen/Variance Review 
September 27, 2022 

4 

 

 

Recommendation 
 

Subject to any additional information presented and discussed by the applicant, Board, and/or the public during 
the public hearing and incorporated into the record prior to any findings being made, we recommend that the 
Board of Zoning Appeals approve the requested variance for the property located at 11511 Belleville Road. 
The above recommendation is based on the following findings of fact: 

 
1. Strict compliance with the required side yard setback would likely prevent the construction of the 

addition to accommodate the bathroom and would greatly reduce the storage addition, which can be 
construed as being unnecessarily burdensome. 

2. A variance would provide substantial justice to the applicant and is not averse to the interests of other 
property owners in the district. 

3. The subject site is an unusually shaped parcel. 
4. The existing non-conforming building footprint limits the placement of any additions. 
5. The structure suffered severe water damage (not self-created) which resulted in the need for a full renovation 

and remodeling. 
6. The proposed variance is related to the valid exercise of police power. 
7. The variance is not likely to impair light and air to adjacent property or increase the congestion in the 

public streets. 
8. The variance is not likely to increase the hazard of fire or flood or endanger the public safety. 
9. The variance is not likely to diminish or impair established property values within the surrounding areas. 
10. The variance is not likely to impair the public health, safety, comfort, morals, or welfare of the 

inhabitants of the Township. 
11. The variance is not likely to alter the essential character of the neighborhood. 
12. The variance allows for the re-establishment of a long-standing business in the community. 
13. The variance was previously granted and expired due to the pandemic related difficulties which were 

beyond the control of the applicant.  

 
Respectfully, 
McKENNA 

 
 
 
 

 
Vidya Krishnan Senior 
Principal Planner 

 
Cc: Dan Power, Director of Planning and Economic Development 

 

FOR 
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MIKE'S KITCHEN

MIKE'S KITCHEN
11511 BELLEVILLE ROAD
BELLEVILLE, MICHIGAN 48111
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FIRE RESISTANCE RATINGS: 3B
STRUCTURAL FRAME0 HOUR

BEARING WALLS:
EXTERIOR: 2 HOUR
INTERIOR: 0 HOUR

NON BEARING PARTITION:
FLOOR CONSTRUCTION:
ROOF CONSTRUCTION:

0 HOUR
0 HOUR
0 HOUR

RESTROOM REQUIREMENTS:
OCCUPANCY: 286
143 MEN, 143 WOMEN
REQUIREMENTS:

1 WC PER 40 MEN AND 40 WOMEN

BUILDING TO LOT RATIO:
9,852.56 / 130,680 = 8.99%

TOTAL LOT AREA: 214,315.2 S.F.
BUILDING FOOTPRINT: 19,283 S.F. (INCL DECK AND PAVILLION).

3 WC FOR MEN AND 3 WC FOR WOMEN REQUIRED

1 LAV 75 MEN AND 75 WOMEN
2 LAV FOR MEN 2 LAV FOR WOMEN REQUIRED

1 MOPSINK REQUIRED AND PROVIDED

NET AREA INCL. DECK = 8,310 S.F.

234 SPACES REQUIRED WITH (7) PH SPACE

8,310/50 = 167 SPACES REQUIRED

PARKING REQUIREMENTS:

1 SPACE FOR EACH 50 S.F. OF NET AREA
A2 AREA:

253 SPACES PROVIDED WITH (7) PH SPACE

INTERIOR RENOVATION FOR:
PROJECT:

49345 S. I-94 SERVICE DRIVE
BELLEVILLE,  MICHIGAN 484111

LEGAL DESCRIPTION:

PARCEL: 83078990003003
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11:11 PROPERTIES INC.
2502 E. MICHIGAN AVE
YPSILANTI, MICHIGAN 48198
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SITE DESIGN:
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TOWNSHIP OF VAN BUREN  ZONING ORDINANCE

2015 MICHIGAN BUILDING CODE

FIRE AND SAFETY: 2015 INTERNATIONAL FIRE CODE
MECHANICAL:   2015 MICHIGAN MECHANICAL CODE
ELECTRICAL:
PLUMBING:
ACCESSIBILITY:

ENERGY:

   2017 NATIONAL ELECTRICAL CODE WITH PART 8 AMENDMENTS
   2018 MICHIGAN PLUMBING CODE

ICC/ANSI A 117.1, EXCEPT SECTIONS 611 AND 707

2015 INTERNATIONAL ENERGY CODE (N.a.)

USE GROUP: MIXED (A2 AND A3)

TYPE OF CONSTRUCTION: 3B
BUILDING INFO:

ALLOWABLE HEIGHT: 3 STORY OR 75'-0"
ALLOWABLE AREA: 38,000 S.F.

ZONED: C-1 REGIONAL RETAIL
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ZONED: C-1
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ZONED: R-MZONED: R1B

BE IN THE A2 AREA ONLY.
AREA OF CONTRACT FOR THESE DOCUMENTS WILL

 HEIGHT PROVIDED: 1 STORY OR 28'-4"
AREA PROVIDED; 17,948 (NOT INCL DECK AND PAVILLION)

CONTRACT AREA FOR TENANT: 8,013 S.F.

OCCUPANCY:

NET AREA = 5,728 S.F.
4,286 S.F. / 15 = 286 TOTAL

1 PERSON 15 S.F. AREA (NET)

OCCUPANCY = 199
199/3 = 67 SPACES REQUIRED

1 SPACE FOR EVERY (3) OCCUPANCY
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AREA = 9935 S.F.
9,935 S.F. / 50 = 199 TOTAL

1 PERSON 50 S.F.
A3 AREA

7 WC FOR MEN AND 3 WC FOR WOMEN PROVIDED

2 LAV FOR MEN 3 LAV FOR WOMEN PROVIDED
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EXISTING BILLBOARD

EXISTING BUILDING
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TO:  Van Buren Township Planning Commission 
FROM: Dan Power– Director of Planning and Economic Development 
RE: Child Care Zoning Ordinance Amendments / Adjustments 
DATE:  July 21, 2023 

 
Planning Commission Members: 

 
The State of Michigan has recently promoted efforts to increase child care capacity in communities 
including Van Buren Charter Township. The Township has received several recent inquiries by existing 
proprietors of family day care home facilities which accommodate 1-6 children* to increase their 
capacity to become group day care homes, which accommodate 7-12 children*. The State of 
Michigan’s office of Licensing and Regulatory Affairs (LARA) has recently played a direct supporting 
role with increasing the capacity of existing day care home facilities in and near Van Buren Township. 
 
The group day care home designation requires special land use approval and an associated site plan 
that is reviewed by the Township’s Planning Commission, as well as a procedural requirement for a 
public hearing. Reflective of rules included in the Michigan Zoning Enabling Act (MZEA) (PA 110 of 
2006), Section 5.111 of the Van Buren Township Zoning Ordinance also requires group day care 
homes to meet certain dimensional requirements, including minimum separation distances from other 
group child care providers.  
 
At their regular meeting on May 24, 2023, the Planning Commission recommended Staff and the 
Planning Consultant to proceed with researching this topic and exploring the foundation of the specific 
regulations regarding separation distance between group child care home providers. Our Planning 
Consultant has completed a preliminary review of this topic and has reviewed the MZEA and other 
ordinances to make sure there were no unintended consequences in the event of an amended and 
more flexible zoning ordinance. Based on this research, the planning consultant has provided a first 
draft of a potential Zoning Ordinance amendment for the Planning Commission’s consideration.  
 
The Planning Commission is now invited to review the draft Zoning Ordinance amendment presented 
in this packet and proceed with requesting staff to either schedule a public hearing for consideration 
of this Zoning Ordinance amendment and recommendation to the Board of Trustees, or the Planning 
Commission may request staff to complete additional research on this topic or revisions to the draft 
ordinance language before proceeding to this step. I look forward to participating in this discussion.  

Sincerely,  

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

MEMO  
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CC: Vidya Krishnan, Senior Principal Planner, McKenna Associates / Van Buren Charter 

Township Planning Consultant 
 
 
* Under a recent policy change from the State of Michigan, family day care home providers may 
increase their capacity from six (6) to seven (7) maximum children after 29 months of operation, and 
group day care home providers may increase their capacity from twelve (12) to fourteen (14). 
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Charter Township of Van Buren 

Zoning Ordinance Amendment xx-xx-20 Page1 
 

CHARTER TOWNSHIP OF VAN BUREN COUNTY 

OF WAYNE, STATE OF MICHIGAN 

ORDINANCE NO. xx-xx-20 

 
AN ORDINANCE TO AMEND THE ZONING ORDINANCE 5-2-17(2) AS AMENDED OF THE CHARTER 
TOWNSHIP OF VAN BUREN TO AMEND THE LANGUAGE OF SECTION 5.111 DAY CARE OR CHILD CARE, 
GROUP HOME TO REMOVE SEPARATION DISTNACE REQUIREMENTS FROM ANOTHER SIMILAR USE. 
THE CHARTER TOWNSHIP OF VAN BUREN ORDAINS: 

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

 
Section 5.111 Day Care or Child Care, Group Home 

 
(A) Group day care homes shall not be located closer than one thousand five hundred (1,500) feet to 

any of the following: 
 

(1) Another licensed group day care home. 
 

(2) Adult foster care, small group home or large group home as defined in this Ordinance and by 
the State of Michigan. 

 
(3) A facility offering substance abuse treatment and rehabilitation service to seven (7) or more 

people licensed by the State of Michigan. 
 

(4) A community correction center, residence home, halfway house or other similar facility 
which houses an inmate population under the jurisdiction of the Federal or State Department 
of Corrections.   

 
(5) Child care centers, subject to the requirements of Error! Reference source not found..  

 
(6) Adult day care centers, subject to the requirements of Error! Reference source not found.. 

 
(B) It has appropriate fencing for the safety of the children in the group day care home as determined 

by the Planning Commission.   
 

(C) It maintains the property consistent with the visible characteristics of the neighborhood. 
 

(D) It does not exceed sixteen (16) hours of operation during a twenty-four (24) hour period. 
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Charter Township of Van Buren 

Zoning Ordinance Amendment xx-xx-20 Page2 
 

(E) The group day care home operator shall provide off-street parking for his or her employees in 
accordance with Error! Reference source not found., in the ratio of one (1) parking space for each 
employee. 

(F) When two licensed group day care homes are located less than 1500 feet from one another, the 
Planning Commission shall review traffic, drop-off and pick-up times and other issues that may 
impact the adjacent neighborhood.  Based on such review, the Planning Commission may require 
additional measures to be taken to mitigate any impacts. 

 
SECTION 2 - SEVERABILITY 

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

 
SECTION 3 - REPEALER 

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

 
SECTION 4- SAVINGS CLAUSE 

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

 
SECTION 5 - EFFECTIVE DATE 

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

 
SECTION 6 - ADOPTION 

 
This Ordinance is hereby declared to have been adopted by the Township Board of the Charter 
Township of Van Buren at a meeting duly called and held on the --- day of ---------, 2020, and ordered 
to be given publication in the manner prescribed by law. 
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I hereby approve the foregoing Ordinance, 
 
 
 
 
Leon Wright, Clerk       Kevin McNamara, Supervisor 

 
 
 

Adopted: 
Published: 
Effective: 
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TO:  Van Buren Township Planning Commission 
FROM: Dan Power– Director of Planning and Economic Development 
RE: Discussion on Industrial and Office Future Land Use, Zoning 

and Development 
DATE:  August 4, 2023 

 
Planning Commission Members: 

 
You are being requested to consider efforts to research industrial and office future land use, zoning, 
and potential development.  Pending the outcome of a discussion at our regular Planning Commission 
meeting on August 9, 2023, I will coordinate with the Township’s Planning Consultant and key Planning 
and Economic Development staff to present potential planning and zoning efforts to address industrial 
and office future land use and zoning in relation to potential future development in Van Buren Township. 
 
This request is driven by observations of development trends that increasingly highlight Van Buren 
Township’s position as a center of manufacturing. These trends are bringing interest by emerging 
manufacturing businesses, including those in the automotive industry, to locate in Van Buren Township. 
The variety of technologies and processes used in these businesses challenge the conventional “light” 
and “heavy” zoning categorization of assembly, fabrication, manufacture, compounding, processing, 
packaging, or treatment activities. These trends and emerging businesses also prompt a study of the 
geographic sorting of light, heavy, and transportation / trucking-focused industrial land uses in the 
Township. These trends may also compliment some key office and industrial outcomes of the Township’s 
adopted 2020 Master Plan, which included the creation of a new blended light industrial / office 
zoning district and the phasing out of trucking and transportation-focused industrial zoning.  

 
As part of exploring this topic, the Planning Commission may request staff to complete additional 
analysis of potential development trends, relevant materials from the Township’s adopted Master Plan, 
Zoning Ordinance and Zoning Map, and studies of comparable communities, and studies of existing 
businesses. Some of these materials are included in your packet. Based on the outcome of this 
discussion and resulting analysis, staff may explore potential zoning ordinance amendments or other 
options to guide future development. 

 

I look forward to beginning this conversation. Thank you for considering this important topic. 

Sincerely,  

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

MEMO  
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Basemap Source: MCGI, v. 17a.
Data Source: Van Buren Township 2023
                      McKenna 2023.
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GOAL:

Commercial/Office/Industrial 

To ensure a strong and diverse 
local economy by supporting the 
growth and development of new 
and existing commercial, office-
based, and industrial employers in 
those areas of the Township where 
concentrations of such uses have 
historically occurred. Of equal 
import is recognition of evolving 
development preferences, and a 
readiness to support the evolution 
of single-use clusters into formats 
that respond to those evolving 
preferences when necessary.

OBJECTIVES: 

1.	 Through strict land use and zoning policies, avoid the 
further proliferation of strip commercial development, as 
this results in hazardous traffic conditions, an unattractive 
streetscape and long-term re-use issues associated with 
obsolete strip commercial buildings.

2.	 The Belleville Road corridor Gateway Commercial and 
Town Center areas will constitute the major commercial 
center for the Township.

3.	 In the interest of preserving the rural character of the 
southern and extreme eastern sides of the Township, 
future commercial uses will be limited to small clusters 
that are contextually appropriate in their design, contain 
a mix of uses, and are pedestrian-friendly.

4.	 Downtown Belleville plays a crucial role as the Township’s 
historic commercial center. It provides a historic context 
that even the most well-intentioned new development 
cannot replicate. A close future relationship between the 
Township and City of Belleville is necessary to ensure that 
downtown Belleville can serve as the commercial center 
for residents of the Township’s south side.

5.	 Office uses should be welcomed in the Township, as an 
important component of Mixed Use districts. However, 
new large concentrations of office uses, absent a research 
or light industrial component, should be avoided.

6.	 Encourage industry to remain and expand in areas 
of the Township designated for such on the Future 
Land Use Map; these areas are best suited for 
industrial development.

7.	 Provisions should be made for small-scale industry with 
minimal externalities and a public-facing component, 
otherwise known as artisanal or craft industry, to develop 
in the Township in Mixed Use areas. Examples include 
small breweries that serve the public, bakeries with a 
retail component, and small-scale apparel production.

8.	 Develop and/or strictly maintain existing design 
standards for commercial, office, and industrial areas, to 
ensure a standard of excellence in aesthetics and design. 
Elements of concern include road design, landscaping, 
parking, architecture, and other design elements.

9.	 Develop criteria for retrofitting existing single-use 
commercial, office, and industrial areas with new uses 
and building formats, so that they may continue to 
economically function in the event that demand shifts 
away from these areas.

42  |  Preliminary Adoption Copy - November 17, 2020	 Community Goals and Objectives
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Town Center Edge

DESCRIPTION
Intended to facilitate development of a special place that 
combines the governmental center, parks and civic spaces, 
retail and service uses, and a concentration of residential 
uses, all in a walkable relationship. The Town Center Edge 
intensity level generally surrounds the Town Center Core 
area and contains lower-intensity uses, and includes the 
governmental center, multiple family residential developments, 
and open space/natural area parks and facilities.

Areas designated as Mixed Use, Town Center Core, and 
Town Center Edge on the Future Land Use Map should 
be rezoned to M-U (Mixed Use) once an area-specific 
vision plan has been developed in detail. The M-U District 
Regulations should be modified to include additional Mixed 
Use Subareas and Building Type Standards as required to 
fulfill the intent of each vision plan.

APPLICABLE PORTIONS OF TOWNSHIP
Areas bordering Town Center Core areas, immediately  
to the north, south, and west.

TRANSECT ZONES
T-4

CORRESPONDING ZONING
	 M-U

SEE ALSO
Belleville Road District Plan

Office Research (Office Technology)

DESCRIPTION
Intended to be a master planned area containing office 
technology uses that utilize the natural features of the land 
and work around its limitations to develop campus-like 
settings. The classification is designed to attract developments 
with high-quality architecture, generous landscaping, open 
space areas, sidewalks and pathways, entry features, site 
interconnections, and other site design characteristics of a 
campus setting.

APPLICABLE PORTIONS OF TOWNSHIP
The Grace Lake Corporate Center area;

The area to the east and west of Haggerty Road, north of the 
North Interstate 94 Service Drive.

TRANSECT ZONES
T-3

CORRESPONDING ZONING
	 O-T

SEE ALSO
Haggerty/Ecorse Corridor Plan
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Light Industrial

DESCRIPTION
Intended for industrial uses which do not impact neighboring 
properties, and do not produce large amounts of noise, 
smoke, glare, waste, or other adverse off-site environmental 
effects. These areas should serve as a transition between 
non-industrial and heavy industrial areas. The uses most 
appropriate in this district include warehousing, research and 
development, industrial flex space, associated office uses, 
and quasi-retail sales.

APPLICABLE PORTIONS OF TOWNSHIP
Generally, several areas in the northern portion of the 
Township, located north of Ecorse Road, south of Michigan 
Avenue and Van Born Road, and west of Interstate 275.

TRANSECT ZONES
T-3

CORRESPONDING ZONING
	 M-1

SEE ALSO
South Side Master Plan

Belleville Road District Plan

Office / Light Industrial

DESCRIPTION
Intended to encourage industrial and office development 
consistent with the higher quality character of the area. The 
classification encompasses typical “flex” industrial uses and 
development. Light industrial in this area should include a 
front office space in addition to a rear light manufacturing or 
warehouse space. Airport-serving and Aerotropolis-related 
land uses in planned office and light industrial park settings or 
as individual users on large, well-landscaped sites would be 
appropriate in this classification. Warehousing classified as a 
distribution or transportation use according to the M-T zoning 
district is not intended for this area.

APPLICABLE PORTIONS OF TOWNSHIP
Generally, areas to the south and east of Ecorse Road and 
Beck Road; Areas to the east and west of Haggerty Road, 
between Ecorse Road and Tyler Road.

TRANSECT ZONES
T-3

CORRESPONDING ZONING
	 O-T

	 M-1

SEE ALSO
Haggerty/Ecorse Corridor Plan

Belleville Road District Plan

INDUSTRIAL
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Industrial Trucking  
(Industrial Transportation)

DESCRIPTION
Intended for large-scale industrial development which has a 
significant transportation and/or logistics component, though 
otherwise generates similar impacts to uses in Light Industrial 
areas. Areas designated Industrial Transportation begin at a 
depth of 400 feet from the road frontage; Light Industrial uses 
are intended for this 400-foot buffer area. The reservation of 
the frontage is intended to achieve the objective of locating 
larger buildings away from the road frontage, and to 
encourage smaller, higher quality buildings on the frontage.

The amount of land reserved for this designation on the 
Future Land Use Map is adequate to serve the Township’s 
needs in the coming decades. As this category is intended 
for uses which have major impacts on the roadway system, 
and whose large building footprints create impediments to 
transitioning to neighboring uses, further development of 
transportation and/or logistics-based facilities should not 
occur in the Township. 

APPLICABLE PORTIONS OF TOWNSHIP
Applied to the rear portions of parcels fronting Ecorse Road, 
Haggerty Road, and Van Born Road, near Interstate 275.

TRANSECT ZONES
T-3

CORRESPONDING ZONING
	 M-T

SEE ALSO
Haggerty/Ecorse Corridor Plan

Heavy Industrial

DESCRIPTION
Intended for industrial uses of a higher intensity, for areas 
that take advantage of railroad and major thoroughfare 
access, and are generally buffered by light industrial uses. 
The uses most appropriate in this district are sites where raw 
and semi-finished materials are fabricated, manufactured, 
and warehoused.

APPLICABLE PORTIONS OF TOWNSHIP
Areas bordering the railroad corridor in the northern portion 
of the Township;

The two landfill areas: US Ecology, north of Interstate 94 and 
south of Willow Run Airport; and Woodland Meadows, in the 
extreme northeast corner of the Township.

TRANSECT ZONES
T-3

CORRESPONDING ZONING
	 M-2

SEE ALSO
Belleville Road District Plan
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Table 4:	 Future Land Use and Zoning Map Correlation

Future Land Use Designation Corresponding 
Zoning District(s) Zoning District Revisions (see notes on page 68)

Rural Settlement 	 AG District Revisions – See Note 1

Low Density Single Family A 	 R-1A District Revisions – See Note 2

Low Density Single Family B 	 R-2A District Revisions or Elimination – See Notes 2 and 4

Medium Density Single Family A 	 R-1B District Revisions – See Note 2

Medium Density Single Family B 	 R-1C District Revisions – See Note 2

Village Residential 	 N/A New District – See Note 5

Multiple Family Residential
	 RM

	 RMH
District Revisions – See Note 6

Local Commercial 	 C N/A

General Commercial 	 C-1 District Revisions – See Note 7

Gateway Commercial
	 C-2

	 BROD
District Revisions or Elimination – See Note 8

Mixed Use
	 M-U

	 BROD
District Revisions – See Note 9

Town Center Core
	 M-U

	 BROD
District Revisions – See Note 9

Town Center Edge
	 M-U

	 BROD
District Revisions – See Note 9

Office Research (Office Technology) 	 O-T N/A

Office/Light Industrial
	 O-T

	 M-1
New District – See Note 10

Light Industrial 	 M-1 N/A

Industrial Trucking (Industrial Transportation) 	 M-T N/A

Heavy Industrial 	 M-2 N/A

Airport 	 AP N/A
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RECOMMENDED REVISIONS TO THE ZONING ORDINANCE AND ZONING MAP

In order to meet the Goals and Objectives of this Plan, the following revisions to the Zoning Ordinance and Map 
are recommended:

1.	 Planned Residential Developments should be removed from the Special Land Uses permitted in the AG (Agricultural 
and Estates) District.

2.	 Consider inclusion of duplex, triplex, and fourplex housing types as Special Land Uses in one or more of the R-1A, R-1B, 
R-1C, and R2-A (Single Family Residential) Districts, as long as these building types satisfy dimensional requirements 
consistent with those currently in place. 

3.	 New incentives and standards for infill housing and neighborhood investment should be developed for single-family 
residential districts corresponding to their respective densities. Strategies for affordable housing, accessory dwelling units, and 
adaptive reuse should be considered.

4.	 A study should be undertaken to examine the feasibility of eliminating the R2-A (Single Family Residential) District, 
which is currently not shown on the Zoning Map. This study should examine, on a parcel-by-parcel basis, the number of 
nonconformities created in hypothetical scenarios where the R2-A District is applied to those areas currently designated 
as the corresponding Low Density Single Family B category on the Future Land Use Map, versus the existing number of 
nonconformities under current zoning in those areas. If it is determined that application of the R2-A District would reduce 
nonconformities in those areas, it should be applied. If it is, however, determined that application of the R2-A District would 
increase nonconformities in those areas, it should be eliminated, in which case, the Future Land Use Map should be updated 
accordingly by merging the Low Density Single Family A and B categories into a single Low Density Single Family category.

5.	 A new zoning district should be developed to correspond to the Village Residential Future Land Use Category. This 
new district should be form-based in nature, and employ specific building type design standards, similar to those used in the 
M-U District. These design standards should be developed with the intent of ensuring residential development in the area 
designated as Village Residential is compatible with the historic character of adjacent residential neighborhoods in Belleville.

6.	 Design standards should be applied to the C (Local Commercial) District to ensure that new development is compatible with 
the human-scaled and pedestrian-oriented character desired for these areas.

7.	 The C-1 (General Business) District should be modified to include Truck Stop as a Special Land Use, and the 
FS (Freeway Service) District should be eliminated.

8.	 Consider elimination of the C-2 (Extensive Highway Business) District, through rezoning those C-2 areas currently 
intended for Mixed Use on the Future Land Use Map to the M-U (Mixed Use) Zoning District. Remaining areas intended 
for Gateway Commercial use that are currently zoned C-2 should be rezoned as a new Gateway Commercial Zoning 
District that meets the design standards and requirements of the Belleville Road Overlay District (BROD).

9.	 Areas designated as Mixed Use, Town Center Core, and Town Center Edge on the Future Land Use Map should be rezoned 
to M-U (Mixed Use) once an area-specific vision plan has been developed in detail. The M-U District Regulations should 
be modified to include additional Mixed Use Subareas and Building Type Standards as required to fulfill the intent of 
each vision plan.

10.	 A new zoning district should be developed to correspond to the Office/Light Industrial Future Land Use Category. The 
new district should combine select elements of the O-T (Office Technology) and M-1 (Light Industrial) Districts to create 
a set of predictable regulations and associated design standards, so as to achieve the stated intent of this category.
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11.	 The M-T (Industrial Transportation) District should not be further applied in the Township.

12.	 The Zoning Ordinance should be thoroughly reviewed and edited according to lean zoning principles. Regulations that do not 
contribute to the implementation of the Future Land Use Plan should be eliminated or reduced in scope. As part of this process, 
consider adding form-based elements to all districts, similar in nature to those in the Belleville Road Overlay (BROD) and 
Mixed Use (M-U) Districts.

13.	 Alternatively, the Zoning Ordinance could be replaced with a Township-wide Form Based Code (discussed further on the 
following page) that would be lean in nature, and place building form and context as its organizing principle. Form-Based 
Codes are user-friendly, and provide predictable and consistent standards for development, giving developers and local 
property owners a clear understanding of local regulations.

14.	 Additional incentives to encourage sustainable use of land, materials, energy, and resources should be developed 
for all districts.

Conventional Zoning Procedures

REZONING TO IMPLEMENT THE MASTER PLAN

The land use classifications on the Future Land Use Map provide the basis for evaluating future rezoning requests. Zoning actions 
that are consistent with the Future Land Use Map usually receive deferential and favorable judicial review if challenged. The Master 
Plan should be the principal source of information in the investigation of all rezoning requests. The Township may initiate rezoning 
necessary to place land in conformance with the Future Land Use Map, or they may wait for property owners to come forward. 

PLANNED DEVELOPMENT 

Planned development involves the use of special zoning requirements and review procedures that provide design and regulatory 
flexibility, so as to encourage innovation in land use planning and design. Planned developments should achieve a higher 
quality of development than might otherwise be possible. Continued use of planned development is recommended to achieve 
development in accordance with the goals and objectives of this Plan. Planned development can be used as the regulatory tool to 
permit open space zoning or cluster development in new residential areas.

PERFORMANCE STANDARDS 

Rather than simply regulate development on the basis of dimensional standards, many communities are establishing performance 
standards to regulate development based on the permissible effects or impacts of a proposed use. Performance standards 
should be used to supplement conventional zoning standards. Performance standards can be developed to regulate noise, dust, 
vibration, odor, glare and heat, safety hazards, and environmental impacts such as air and water pollution. The complexity of the 
performance standards should be based in part on the capacity of Township staff to administer the standards.

Performance standards can be particularly useful in achieving environmental and resource protection goals. If based on a strong 
body of research, standards can be developed that relate to critical environmental areas (such as floodplains, wetlands, lakes, 
woodlands, groundwater recharge areas, and unique wildlife habitats), and natural resource areas.
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Use (Definition) with notes 

Zoning District and linked Future Land Use (FLU) Category per 2020 Master Plan Zoning Plan 
Zoning 
District 

Linked 
FLUs 

Zoning 
District 

Linked 
FLU 

Zoning 
District 

Linked 
FLU 

Zoning 
District 

Linked FLU Zoning 
District 

Linked 
FLU 

OT – 
Office 

Technology 

OR – 
Office 

Research, 
OLI – 
Office / 
Light 

Industrial 

Office – 
Light 

Industrial 
** 

OLI – 
Office / 
Light 

Industrial 

M-1 – 
Light 

Industrial 

OLI – 
Office / 
Light 

Industrial, 
LI – Light 
Industrial 

M-T –
Industrial 

Transportation 

IT –Industrial 
Trucking 

(Industrial 
Transportation) 

M-2 – 
General 
Industrial 

HI – 
Light 

Industrial 

Office, Professional, Medical and Dental P     
School (Vocational or Technical)  P     
High Tech, Data Processing, and Computer 
Centers  P  P  P 

Laboratories, Minor  P  P P P 
Publicly owned buildings P     
Offices of Manufacturing Agents, Sales 
Representatives, and Others Requiring Display 
Area and Limited Warehousing  

P     

Publicly-owned recreational facilities  P     
Printing Shops and Establishments.  P     
Banks and Financial Institutions, No Drive-Thru  P     
School, College or University and Public or Non-
Profit  P     

School, College or University, Private P     
Wireless Communication Facilities  S     
Banks and Financial Institutions with a Drive-
Thru  S     

Places of Assembly S     
Religious Institutions S     
Accessory Caretaker Dwelling S  S S S 
Wholesale Sales    P P P 
Warehousing (excluding Distribution Centers) 
Definition: A building or part of a building used or 
intended to be used primarily for the storage of 
goods or chattels that are to be sold retail or 
wholesale from other premises or sold wholesale 
from the same premises, for the storage of goods 
or chattels to be shipped on mail order, for the 
storage of equipment or materials to be used or 
installed at other premises by the owner or 
operator of the warehouse, or for similar storage 
purposes. Any warehouse, or warehouse portion 
of a building, that measures more than two 
hundred fifty thousand (250,000) square feet in 
gross floor area, shall be defined as a “Distribution 
Center.”  

  P P P 

Key: P: Permitted by right. S: Permitted by special land use approval. **This is a recommended new zoning district per the recommendations of the 2020 Master Plan Zoning Plan. 
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Use (Definition) with notes 

Zoning District and linked Future Land Use (FLU) Category per 2020 Master Plan Zoning Plan 
Zoning 
District 

Linked 
FLUs 

Zoning 
District 

Linked 
FLU 

Zoning 
District 

Linked 
FLU 

Zoning 
District 

Linked FLU Zoning 
District 

Linked 
FLU 

OT – 
Office 

Technology 

OR – 
Office 

Research, 
OLI – 
Office / 
Light 

Industrial 

Office – 
Light 

Industria
l ** 

OLI – 
Office / 
Light 

Industrial 

M-1 – 
Light 

Industrial 

OLI – 
Office / 
Light 

Industrial, 
LI – Light 
Industrial 

M-T –
Industrial 

Transportation 

IT –Industrial 
Trucking 

(Industrial 
Transportation) 

M-2 – 
General 
Industrial 

HI – 
Light 

Industrial 

Manufacturing and Processing (Light)  
Definition: Includes the following uses and any 
other similar uses conducted entirely within a 
completely enclosed building: (a) The assembly, 
fabrication, manufacture, compounding, 
processing, packaging, or treatment of such 
products as cutlery, food products, hardware, 
pharmaceuticals, toiletries, musical instruments, 
optical goods, toys, rubber stamps and other 
small molded rubber products, novelties, 
electrical instruments (e.g., electric or neon signs, 
appliances, computers, radios, phonographs, 
televisions and video recorders) and pottery, 
figurines, and other ceramic products using only 
previously pulverized clay; (b) The manufacture, 
compounding, assembling, fabrication, 
packaging, or treatment of products, articles, or 
merchandise from the following previously 
prepared materials: bone, canvas, cellophane, 
cloth, cork, feathers, felt, fiber, fiberglass, fur, 
glass, hair, horn, leather, paper, plastics, precious 
or semi-precious metals or stone, shell, textiles, 
tobacco, wax, wire, wood (excluding saw and 
planning mills), sheet metal (excluding large 
stamping such as automobile fenders and 
bodies), and yarn; (c) Tool and die shops, metal 
working machine shops involving the use of 
grinding or cutting tools, manufacturing shops for 
tools, dies, jigs, and fixtures, and the manufacture 
or assembly of light sheet metal products 
including heating and ventilating equipment, 
cornices, eaves and gutters; and (d) Publishing, 
printing, forming of boxes and cartons and 
manufacturing of cardboard products. 

  P P P 

Laboratories, Major    P P P 
Retail Dry Cleaning Plants and Laundries    P  P 
Public utility buildings, telephone exchange 
buildings, electric transformer stations and 
substations and gas regulator stations and 
including storage yards, when necessary to 
serve the immediate vicinity.  

  P P P 
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Use (Definition) with notes 

Zoning District and linked Future Land Use (FLU) Category per 2020 Master Plan Zoning Plan 
Zoning 
District 

Linked 
FLUs 

Zoning 
District 

Linked 
FLU 

Zoning 
District 

Linked 
FLU 

Zoning 
District 

Linked FLU Zoning 
District 

Linked 
FLU 

OT – 
Office 

Technology 

OR – 
Office 

Research, 
OLI – 
Office / 
Light 

Industrial 

Office – 
Light 

Industria
l ** 

OLI – 
Office / 
Light 

Industrial 

M-1 – 
Light 

Industrial 

OLI – 
Office / 
Light 

Industrial, 
LI – Light 
Industrial 

M-T –
Industrial 

Transportation 

IT –Industrial 
Trucking 

(Industrial 
Transportation) 

M-2 – 
General 
Industrial 

HI – 
Light 

Industrial 

Accessory Outdoor Industrial Storage    P  P 
Indoor Recreation   P  P 
Automobile Wash Establishment, Automatic    S   
Drive-In Theaters    S  S 
Private Clubs    S   
Recreational Vehicle Storage Yards    S  S 
Regulated Uses (Tattoo establishments, pawnshops, 
pool and billiard halls, and massage parlors)    S   

Outdoor Storage of Building or Contracting 
Equipment and Supplies    S  S 

Instructional Services, Outdoor    S   
Truck Repair and Maintenance Facility, Minor   S  S 
Distribution Centers. Definition: Any building that 
meets one (1) or more of the following criteria: (a) 
Any warehouse, or warehouse portion of a 
building, that measures more than two hundred 
fifty thousand (250,000) square feet in gross floor 
area. (b) Any building measuring more than 
twenty-five thousand (25,000) square feet in area 
and incorporating any combination of uses, which 
is the origin and/or destination point of goods 
being transported for storing, transferring, loading 
and/or unloading and which is designed to 
accommodate the simultaneous loading or 
unloading of more than one (1) truck per eight 
thousand (8,000) square feet of gross floor area 
but not more than one (1) truck per four thousand 
(4,000) square feet of gross floor area. Such truck 
loading or unloading facilities shall include, but 
shall not necessarily be limited to, truck docking 
births, bays or any space inside or outside of a 
building or trans-shipment point designed for 
loading or unloading, but shall not include at 
grade doors. Dock doors used exclusively for 
trash compactors shall also not be included. Any 
building, or portion of a building, that is designed to 
accommodate the simultaneous loading or unloading of 
more than one (1) truck per eight thousand (4,000) 
square feet of gross floor area shall be defined as a 
“Truck Terminal.” 

   S P 

Key: P: Permitted by right. S: Permitted by special land use approval. **This is a recommended new zoning district per the recommendations of the 2020 Master Plan Zoning Plan. 
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Use (Definition) with notes 

Zoning District and linked Future Land Use (FLU) Category per 2020 Master Plan Zoning Plan 
Zoning 
District 

Linked 
FLUs 

Zoning 
District 

Linked 
FLU 

Zoning 
District 

Linked 
FLU 

Zoning 
District 

Linked FLU Zoning 
District 

Linked 
FLU 

OT – 
Office 

Technology 

OR – 
Office 

Research, 
OLI – 
Office / 
Light 

Industrial 

Office – 
Light 

Industria
l ** 

OLI – 
Office / 
Light 

Industrial 

M-1 – 
Light 

Industrial 

OLI – 
Office / 
Light 

Industrial, 
LI – Light 
Industrial 

M-T –
Industrial 

Transportation 

IT –Industrial 
Trucking 

(Industrial 
Transportation) 

M-2 – 
General 
Industrial 

HI – 
Light 

Industrial 

Manufacturing and Processing (Heavy) 
Definition: Includes the following uses and any 
other similar uses conducted entirely within a 
completely enclosed building: (a) The assembly 
and/or manufacture of automobiles, automobile 
bodies, parts and accessories, electrical fixtures, 
batteries and other electrical apparatus and 
hardware; (b) Breweries, bump shops, distilleries, 
machine shops, metal buffing, plastering and 
polishing shops, lumber and planing mills, 
painting and sheet metal shops, undercoating and 
rust proofing shops and welding shops; and (c) 
Accessory buildings and uses customarily 
incidental to the above uses, including living 
quarters of a watchman or caretaker. 

    P 

Truck and Railroad Terminals 
Definition: Any premises which is the origin and/or 
destination point of goods being transported for 
storing, transferring, loading and unloading and 
which is designed to accommodate the 
simultaneous loading or unloading of more than 
one (1) truck per four thousand (4,000) square 
feet of gross floor area. Such truck loading or 
unloading facilitates shall include, but not 
necessarily be limited to, truck docking births, 
bays or any space inside or outside of a building 
or trans-shipment point designed for loading or 
unloading trucks. Any building, or portion of a 
building, that is designed to accommodate the 
simultaneous loading or unloading of one (1) truck 
per eight thousand (4,000) or more square feet of 
gross floor area shall be defined as a “Distribution 
Center” or “Warehouse.” 

    P 

Mining, excavating, or other removal of sand, 
earth, minerals, or other materials naturally 
found in the earth 

    S 

Junk Yards     S 
Truck Repair and Maintenance Facility, Major     S 
Regulated Uses (Sexually Oriented Businesses)     S 
Key: P: Permitted by right. S: Permitted by special land use approval.  **This is a recommended new zoning district per the recommendations of the 2020 Master Plan Zoning Plan. 
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Use (Definition) with notes 

Zoning District and linked Future Land Use (FLU) Category per 2020 Master Plan Zoning Plan 
Zoning 
District 

Linked 
FLUs 

Zoning 
District 

Linked 
FLU 

Zoning 
District 

Linked 
FLU 

Zoning 
District 

Linked FLU Zoning 
District 

Linked 
FLU 

OT – 
Office 

Technology 

OR – 
Office 

Research, 
OLI – 
Office / 
Light 

Industrial 

Office – 
Light 

Industria
l ** 

OLI – 
Office / 
Light 

Industrial 

M-1 – 
Light 

Industrial 

OLI – 
Office / 
Light 

Industrial, 
LI – Light 
Industrial 

M-T –
Industrial 

Transportation 

IT –Industrial 
Trucking 

(Industrial 
Transportation) 

M-2 – 
General 
Industrial 

HI – 
Light 

Industrial 

Air Freight Forwarders 
Definition: A premises and building utilized for the 
loading or unloading of trucks concerned with the 
delivery to or receipt of freight shipped via aircraft. 
Such facility may include, as an accessory use, 
warehouse space necessary for the transitory 
storage of air freight. An air freight forwarder that 
includes facilities designed to accommodate the 
simultaneous loading or unloading of more than 
one (1) truck per four thousand (4,000) square 
feet of gross floor area shall be considered a truck 
terminal and shall be subject to all restrictions of 
this Ordinance for truck terminals. 

    S 

Key: P: Permitted by right. S: Permitted by special land use approval. **This is a recommended new zoning district per the recommendations of the 2020 Master Plan Zoning Plan. 
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M-1 Zoned Businesses in the Haggerty Road Corridor

PARCEL ID PROPERTY ADDRESS BUSINESS/OWNER NAME USE(S)
83 044 99 0005 701 9000 HAGGERTY RD BANK ONE
83 047 99 0003 707 8979 SAMUEL BARTON DR ENVELOPE PRINTERY
83 047 99 0003 003 8707 SAMUEL BARTON DR SMW MANUFACTURING

8652 HAGGERTY RD FERGUSON FACILITIES SUPPLY
8652 HAGGERTY RD DENSO INTERNATIONAL

83 047 99 0001 003 8601 HAGGERTY RD EXEDY GLOBAL PARTS CORPORATION
83 044 99 0005 702 8500 HAGGERTY RD EXETER 8500 8652 HAGGERTY LLC

8500 HAGGERTY RD PISTON AUTMOTIVE
83 046 99 0013 003 8353 HAGGERTY RD GREAT LAKES COCA COLA BOTTLING
83 041 99 0001 710 8350 HAGGERTY RD GRAYBAR ELECTRIC
83 041 99 0001 709 8200 HAGGERTY RD STAG INDUSTRIAL HOLDINGS, LLC
83 041 99 0001 712 8080 HAGGERTY RD O'REILLY AUTO PARTS
83 046 99 0011 705 8001 HAGGERTY RD DTE ELECTRIC COMPANY
83 041 99 0001 711 7850 HAGGERTY RD CONTINENTAL CANTEEN AND SERVICES
83 046 99 0002 000 7565 HAGGERTY RD DIE-NAMIC

6771 HAGGERTY ROAD L&W ENGINEERING
6735 HAGGERTY ROAD NEAPCO DRIVELINES

83 002 99 0026 705 6703 HAGGERTY RD VAN BUREN IND INVEST LLC
6703 HAGGERTY RD ARCHWAY MARKETING SERVICES

83 998 01 9802 024 6331 SCHOONER DR CONSTELLIUM AUTOMOTIVE USA
83 002 99 0025 701 6201 HAGGERTY RD AUTOKINITON

41199 VAN BORN RD TORIN, INC.
83 002 99 0006 701 41199 VAN BORN RD VAN BORN PROP CO LLC

41133 VAN BORN RD SHAW INDUSTRIES
83 047 99 0007 702 40000 RICARDO DR RICARDO REAL ESTATE LLC

Scope of 
Study Area 
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Comparison Communities’ Manufacturing Definitions and Zoning District Assignments 

Preliminary Research 

 

 

 

 

 

 

 

 

 

 

 

^ Preliminary research completed by TYC Genera, April 2022. 

 

Listed Van Buren Township Zoning Districts 

 M-1: Light Industrial:  
 M-2: General Industrial:  

Listed Canton Township Zoning Districts 

 LI: Light Industrial 
 LI-R: Light Industrial Research 
 GI: General Industrial 

Listed City of Plymouth Zoning Districts 

 I-1: Light Industrial 
 I-2: Heavy Industrial  

Listed City of Taylor Zoning Districts 

 TRO: Technology-Research-Office 
 I-1: Light Industrial 
 I-2: Heavy Industrial  

 

 

 

Source Use

M-1 M-2 LI-R LI GI I-1 I-2 TRO I-1 I-2

Van Buren Twp

Manufacturing & Processing (Heavy) includes the following uses and any other similar uses 
conducted entirely within a completely enclosed building:
(a) The assembly and/or manufacture of automobiles, automobile bodies, parts and 
accessories, electrical fixtures, batteries and other electrical apparatus and 
hardware; (Article 2, Sec 130)

P

Van Buren Twp

MANUFACTURING AND PROCESSING (LIGHT): Includes the following uses and any 
other similar uses conducted entirely within a completely enclosed building:
(b) The manufacture, compounding, assembling, fabrication, packaging, or treatment of 
products, articles, or merchandise from the following previously prepared materials: bone, 
canvas, cellophane, cloth, cork, feathers, felt, fiber, fiberglass, fur, glass, hair, horn, 
leather, paper, plastics, precious or semi-precious metals or stone, shell, textiles, tobacco, 
wax, wire, wood (excluding saw and planing mills), sheet metal (excluding large 
stamping such as automobile fenders and bodies), and yarn; (Article 2, Sec 131)

P P

Canton Twp
Light manufacturing, assembly, research, packaging, testing and repair of the following:  
Automotive parts and accessories (Appendix A, Article 21 & 22, Sec 21.02 & 22.02) 

P P

City of Plymouth

(1) c.The manufacture, compounding, assembling, reassembly, packaging or treatment of 
articles or merchandise from previously prepared materials. e.Manufacture of instruments, 
plastics or plastic molded products. (2)Any of the following uses charged with the principal 
function of basic research, design pilot or experimental product development, and medical 
facilities when conducted within a completely enclosed building: d. Automotive (Chapter 
78, Article XII, Sec. 78-122)

P P

City of Taylor
Assembling and/or manufacture of automobiles and automobile bodies, trucks, 
engines, batteries, corrosive acid or alkali, cement, lime, gypsum, or plaster of 
Paris (Appendix A, Table 8.02)

P P

Van Buren Twp Canton Twp TaylorPlymouth
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