
CHARTER TOWNSHIP OF VAN BUREN 
PLANNING COMMISSION  

JUNE 22, 2016 
MINUTES 

 
Chairperson Thompson called the meeting to order at 7:30 p.m.  
 
ROLL CALL:   
Present:  Jackson, Boynton, Budd, Franzoi and Thompson. 
Excused:  Atchinson and Kelley.    
Staff:  Director Akers, Deputy Director Best and Secretary Harman.  
Planning Representatives:  McKenna Associate, Sally Hodges and Wade Trim Associate, David 
Nummer.   
Audience:  Five (5). 
 
APPROVAL OF AGENDA: 
Motion Boynton, Franzoi second to approve the agenda of June 22, 2016 as presented.   
Motion Carried. 
 
APPROVAL OF MINUTES:   
Motion Budd, Boynton second to approve the regular meeting minutes from June 8, 2016 as 
presented.  Motion Carried. 
 

PUBLIC HEARING:  
 
ITEM # 1 CASE #16-020 RZ 
 
TITLE: THE APPLICANT, VAN BUREN TOWNSHIP LOCAL DEVELOPMENT FINANCE 

AUTHORITY, IS REQUESTING TO REZONE APPROXIMATELY 1.04 ACRES 
CURRENTLY ZONED AG (AGRICULTURE) TO C (GENERAL BUSINESS DISTRICT). 

 
LOCATION: PARCEL TAX ID NUMBER V125-83-045-99-0004-702 IS THE SUBJECT PARCEL OF 

THIS HEARING.  THE SUBJECT PARCEL MEASURES APPROXIMATELY 1.04 
ACRES, AND IS LOCATED ON THE SOUTH SIDE OF ECORSE, WEST OF HANNAN. 

 
Motion Boynton, Franzoi second to open the public hearing.  Motion Carried. 
 
Director Akers gave the presentation.  The applicant, Van Buren Township Local Development Finance 
Authority (LDFA), is planning to sell the subject parcel and is requesting to rezone the property from 
AG (Agriculture) to C (General Business District) to allow more options for future development of the 
property and to promote economic growth within the township.  The rezoning of the property fits 
within the mixed use future land designation in the Township Master Plan. 
 
Director Akers presented his review letter dated 6-17-16 recommending approval of the application to 
rezone the property based upon the findings referenced in the letter.  In addition, the staff report 
asked to have the rezoning request placed under “New Business” for action by the Planning 
Commission. 
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No comments from the audience. 
 
Motion Boynton, Budd second to close the public hearing.  Motion Carried. 
 
CORRESPONDENCE:  None. 
 

NEW BUSINESS: 
  
ITEM # 1 CASE #16-020 RZ 
 
TITLE: THE APPLICANT, VAN BUREN TOWNSHIP LOCAL DEVELOPMENT FINANCE 

AUTHORITY, IS REQUESTING TO REZONE APPROXIMATELY 1.04 ACRES 
CURRENTLY ZONED AG (AGRICULTURE) TO C (GENERAL BUSINESS DISTRICT). 

 
LOCATION: PARCEL TAX ID NUMBER V125-83-045-99-0004-702 IS THE SUBJECT PARCEL OF 

THIS HEARING.  THE SUBJECT PARCEL MEASURES APPROXIMATELY 1.04 
ACRES, AND IS LOCATED ON THE SOUTH SIDE OF ECORSE, WEST OF HANNAN. 

 
Commissioners discussed this item in the Public Hearing.  No further comments. 
 
Motion Boynton, Jackson second to recommend to the Township Board the applicant, Van Buren 
Township Local Finance Development Authority, request to rezone approximately 1.04 acres 
currently zoned AG (Agriculture) to C (General Business District), subject parcel is located on the 
south side of Ecorse, west of Hannan, parcel number V125-83-045-99-0004-702.  Motion Carried.   
 
ROLL CALL: 
Yeas:  Franzoi, Jackson, Boynton, Budd and Thompson. 
Nays: None. 
Absent: Atchinson and Kelley. 
Motion Carried. 
 
ITEM # 2  CASE #14-025 SPR 
 
TITLE: THE APPLICANT, DENTON PARTNERS LLC, IS REQUESTING FINAL SITE PLAN 

APPROVAL TO CONSTRUCT A DRIVE-THROUGH RESTAURANT AS REQUIRED IN 
SECTION 12.03 OF TOWNSHIP ZONING ORDINANCE 06-02-92, AS AMENDED. 

 
LOCATION: PARCEL TAX ID NUMBER V-125-83-018-02-0134-006, -007, -008, -009 AND  

-010, ALSO KNOWN AS 49230 MICHIGAN AVENUE AND 5825 DENTON ROAD, 
IS THE SUBJECT OF THIS HEARING.  THE SITE MEASURES APPROXIMATELY 1.99 
ACRES IN AREA AND IS CURRENTLY ZONED C-1 (GENERAL BUSINESS).  THE 
PROPERTY IS LOCATED AROUND THE NORTHEAST CORNER OF MICHIGAN 
AVENUE AND DENTON ROAD. 

 
Engineer Thom Demond gave the presentation for the applicant.  The applicant is requesting to 
demolish the Willow Creek Party store and construct a gas station with a drive-through restaurant.  
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The property will have a cross access easement to the east for future development.  The applicant has 
concern as to the sidewalk location on the property due to a section of property being owned by 
MDOT and has asked for the township to approach MDOT for approval if the sidewalk is to be located 
on the MDOT property.  The applicant would like start construction in July. 
 
Sally Hodges of McKenna Associates presented her review letter dated 6-15-16 recommending final 
site plan approval subject to the satisfaction of the five (5) items referenced in the letter. 
 
David Nummer of WadeTrim presented his review letter dated 6-15-16 recommending final site plan 
approval contingent upon the final decision of sidewalk placement. 
 
Fire Department review letter dated 6-4-16 recommends approval subject to involvement in the 
continuing plan review, inspection and certificate of occupancy process. 
 
Commissioners discussed the location of the sidewalk on the site plan, the sidewalk being located on 
the MDOT property, recording of the cross access easement, the driveway permit through MDOT 
including sidewalk approval, the Building Department submitting a letter to MDOT supporting the 
sidewalk location and discussion with the township attorney regarding the sidewalk. 
 
Motion Jackson, Boynton second to grant the applicant, Denton Partners LLC, final site plan 
approval to construct a drive-through restaurant as required in section 12.03 of the township zoning 
ordinance 06-02-92, as amended, subject to the conditions in the McKenna Associates review letter 
dated 6-15-16, WadeTrim review letter dated 6-15-16, Fire Department review letter dated 6-4-16, 
along with the sidewalk being located at the corner of Denton Road and Michigan Avenue in the 
typical location in the view of public safety across the MDOT piece of property subject to review by 
the township attorney.  Motion Carried.  (Letters Attached) 
 
ITEM # 3  CASE #16-015 SPR 
 
TITLE: THE APPLICANT, FARMER AND UNDERWOOD, IS REQUESTING PRELIMINARY 

SITE PLAN APPROVAL FOR THE CONSTRUCTION OF A 6,000 SQ. FT. STORAGE 
BUILDING AND RELATED SITE IMPROVEMENTS. 

 
LOCATION: PARCEL TAX ID NUMBER V-125-83-122-99-0009-707, (7041 RAWSONVILLE).  

THE SITE IS APPROXIMATELY 12.08 ACRES (13.67 TOTAL) AND IS LOCATED IN 
THE M-2, GENERAL INDUSTRIAL DISTRICT.  THIS SITE IS LOCATED ON THE EAST 
SIDE OF RAWSONVILLE, BETWEEN MARTZ AND BOG. 

 
Robert Wagner of Midwest Consulting gave the presentation.  The applicant is requesting to construct 
a 6,000 square foot metal storage building on the east side of the of the existing building, the new 
storage building is to match the current elevations.  The applicant has brought items up to ordinance 
code including landscaping and has increased screening. 
 
Sally Hodges of McKenna Associates presented her review letter dated 6-16-16 recommending the 
Planning Commission grant preliminary site plan approval subject to the eight (8) conditions 
referenced in the letter. 
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David Nummer of WadeTrim presented his review letter dated 6-16-16 recommending the Planning 
Commission grant preliminary site plan approval. 
 
Fire Department approval letter dated 6-3-16 recommends preliminary site plan approval. 
 
Commissioners discussed the landscape reduction. 
 
Motion Budd, Franzoi second to grant preliminary site plan approval to applicant, Farmer and 
Underwood, to construct a 6,000 sq. ft. storage building and related site improvements at parcel 
number V125-83-122-99-0009-707, 7041 Rawsonville Road, subject to the conditions referenced in 
the McKenna review letter dated 6-16-16, WadeTrim review letter dated 6-11-16, Fire Department 
approval letter 6-3-16 and waiving the twenty (20) tree landscape requirement.   Motion Carried.  
(Letters Attached) 
 
GENERAL DISCUSSION: 
 

None. 
 

Motion Boynton, Franzoi second to adjourn at 8:15 p.m.   Motion Carried. 
 

Respectfully submitted, 
 
 
Christina Harman 
Recording Secretary 



















 

June 15, 2016 
 
Planning Commission  
Charter Township of Van Buren 
46425 Tyler Road 
Belleville, Michigan 48111 

 
Subject: VBT-14-025 SPR; Michigan Ave-Denton Development/Willow Creek Market;  

Site Plan Review #6; Revised Plans Dated May 26, 2016 
 
Dear Commissioners: 
 
The applicant proposes to construct a new 7,000 square foot gas station and convenience store with a 
drive-thru restaurant on a vacant lot at the northeast corner of Michigan Avenue and Denton Road.  An 
existing convenience store on the site will be demolished.  The Planning Commission recommended 
special use approval and granted preliminary site plan approval subject to conditions on July 22, 2015.  
The Township Board granted special approval on August 18, 2015.  We have reviewed the revised site 
plan for compliance with the conditions of your preliminary site plan approval and find the following: 
 
1. Provide a dimension from the Michigan Ave. lot line to the canopy.  Plan Sheet C2 now contains 

this information, and the canopy complies. 
 
2. Correct landscape plan to address inconsistencies between the planting list and the landscape 

plan, as described in Comment 4 of the letter dated July 16, 2015.  The total number of Acer 
rubrum – “Armstrong” and Carpinus betelus – “Frans Fontaine” in the planting list on Sheet C6 now 
matches what is on the plan.  This condition has been met. 

 
3. Any changes to the storm water pond required by Wayne County must be addressed on the plan 

prior to final site plan approval.  The storm water pond appears generally as previously approved, 
and remains subject to approval of the Township Engineer.   

 
4. Planning Commission approval of the proposed 2 stacking space deficiency and 8 parking space 

deficiency based upon satisfactory written evidence from the applicant as to why the proposed 
spaces will be sufficient for the use due to special considerations regarding customers and 
employees, or revision of the site plan to comply with the requirements.  The Planning 
Commission approved the reduction of parking and stacking spaces at preliminary approval.  This 
condition has been met. 

 
5. Statement on the site plan regarding how the drive-through speakers will be controlled to prevent 

them from becoming a nuisance to neighboring properties.  Sheet C2 now states that volume and 
frequency controls will be provided for the drive-thru speakers, and the speakers will be oriented 
away from adjacent properties.  This condition has been met. 
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6. Samples of the proposed façade materials and colors for the building and gas canopy must be 
presented at the Planning Commission meeting and are subject to the Commission’s approval. 

 The façade materials, colors and color renderings were approved at the July 22, 2015 Planning 
Commission meeting.  This condition has been met. 

 
7. The gas canopy elevations must be revised to better match building materials and colors, with 

colors and materials noted on the plan.  The gas canopy elevations on Sheet C10 now match the 
materials and colors of the building.  This condition has been met. 

 
8. Clarification on the plan regarding where the mechanical units will be located and provide details 

of the screening.  If there will be no rooftop mechanicals, the plan must so note.  The elevation 
plan on Sheet A-5 illustrates 3 roof top units on the main building with a parapet that does not 
completely screen them.  The color renderings of the building do not show the rooftop mechanicals.  
Line of sight or other satisfactory evidence must be provided to demonstrate that the units are 
screened from view off-site.  This condition remains to be met. 

 
9. Provision of all sign items, as noted in Comment 10 of the letter dated July 16, 2015.  Details for 

the signs on the east elevation of the canopy and on the gas pump island have been added. Details 
for the directional signs have been added on Sheet C-11.  This condition has been met. 

 
10. Submission of proposed easements for cross access and the sidewalk for Township review and 

approval prior to final site plan approval.  These agreements must be finalized and the recorded 
version must be presented to the Township prior to certificate of occupancy.  Easement 
documents have been submitted for review.  We find the cross access easement satisfactory subject 
to approval of the Planning and Economic Development Director, however the sidewalk easement 
must also be submitted and reviewed for compliance, unless the sidewalk at the corner of Michigan 
Ave. and Denton Rd. is relocated to be in the public ROW.  Both easements must be approved by the 
Township and recorded prior to issuance of any building permits for the site.  This condition remains 
to be met. 

 
11. Provide evidence of State permits for the operation of a gasoline service station prior to issuance 

of building permits.  This condition remains to be met. 
 
12. Approval of the Township engineer.  This condition remains to be met. 
 
13. Special approval by the Township Board.  Special approval was granted. 

 

In addition, the plans label Michigan Avenue as US 112, but it should be labeled as US 12.  This item 
should be corrected prior to final site plan approval. 
 
RECOMMENDATION 
We recommend that Final Site Plan approval be granted subject to satisfaction of the following items: 
 

a. Satisfactory screening for the rooftop mechanicals and demonstration that it screens the view of 
the equipment from off-site, and details of that screening; 

b. Township approval of the cross access and sidewalk easements prior to issuance of building 
permits, and the recording of the approved easements with a copy submitted to the Township 
prior to certificate of occupancy; 
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c. Provide evidence of all required State permits and approvals for the operation of the gasoline 
service station prior to issuance of building permits. 

d. Approval of the Township engineer. 
e. Correct label of Michigan Avenue as US 12 instead of US 112. 

 
 

Respectfully submitted, 
 
McKENNA ASSCOCIATES 

             
Sara J. Hodges, AICP, IAP2       
Senior Vice President       
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