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Footnotes to the Future Land Use Plan: 
 

1. This area is designated for Low Density Single Family B land uses; however, this group of 
parcels is surrounded by Haggerty Road, the South I-94 Service Drive, and the I-94 right-of-way.  
These parcels are also restricted from gaining access onto Haggerty Road, and access from the 
Service Drive is limited because of sight distance limitations adjacent to the site.  Given these 
access limitations, a retail commercial land use that relies upon easy access and large volumes of 
traffic such as a convenience store or a gas station is not appropriate at this site.  However, these 
parcels may be appropriate for other residential or non-residential land uses that do not generate 
large volumes of traffic, so the Township should consider approving a rezoning for an 
appropriate land use.  The use of conditional rezoning is recommended to ensure that only 
appropriate non-residential land uses can be constructed on this parcel. 

 
2. The two parcels immediately to the west of the existing commercial land use at the northwest 

corner of Sumpter and Hull Roads, those being V-125-83-112-02-0002-001 and V-125-83-112-
02-0027-000, may be considered for rezoning to a commercial designation if both residential 
parcels are under common ownership and are proposed for rezoning at the same time.  This will 
permit the expansion of the commercial use while providing adequate area to provide the 
necessary buffers against the residential development to the west. 

 
3. Rezoning to an industrial zoning district may be appropriate in this area if it would permit an 

existing, abutting, and compliant industrial operation to expand and if the total land area to be 
rezoned industrial  does not exceed 20 acres.  Any industrial use to be permitted  should be 
physically connected to and  adjacent to existing industrial land and designed to have minimal 
impact on nearby residential land uses.   

 
A landscape buffer with a minimum width of 50 feet and planted with at least one tree per 500 
sq. ft. of buffer area should be provided along the  non-industrial boundaries of the industrial 
site.  The density of the vegetation, berming, and/or other screening provided must be sufficient 
to completely screen the industrial use from residentially zoned or used land and all public roads.  
Industrial uses of the site should not generate noxious odors, loud sounds, vibrations or other 
impacts that are detectable off-site and that would be a nuisance to the nearby residential land 
uses.   

 
No new driveway access onto Huron River Drive may be constructed within 400 feet of the 
Huron River Drive railroad crossing as a result of or to permit development of an industrial land 
use associated with this footnote 3.  Notwithstanding, in conjunction with site development, 
reservation of emergency access to serve the residential land to the west is encouraged. 
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INTRODUCTION ____________________________________ 
 
The Master Plan represents a vision for the future of the South Side of Van Buren Township – a vision 
to preserve and enhance the best characteristics of the Township while making the most of 
opportunities that come with new development.   The Plan in itself is a vision and provides goals and 
objectives that will guide decision-makers and stakeholders in making decisions that are consistent with 
the overall vision.  Successful implementation of the Plan will be the result of actions taken by elected 
and appointed officials, Township staff, public sector agencies, and private citizens and organizations. 
 
This chapter identifies and describes actions and tools available to implement the vision created in this 
Master Plan.  Broadly stated, the Plan will be implemented through: 
 

• Township regulations and ordinances. 
 

• Continuous planning actions by the Township Board, Planning Commission, and other 
appointed boards. 

 
 

IMPLEMENTATION STRATEGIES________________________ 
 

TOWNSHIP REGULATIONS AND ORDINANCES 
 
Land development review and regulation is a key implementation tool to achieve the vision of the 
Master Plan.  In order to realize that vision, the Township must ensure that ordinances and regulations 
permit the type and style of development recommended by the Master Plan, and discourage or prohibit 
development that is contrary to the Master Plan’s vision. 
 
A comprehensive review of the Township’s ordinances, particularly the Zoning Ordinance and the 
Subdivision Control Ordinance, is necessary to determine the scope of amendments necessary to 
achieve the goals of the Master Plan. 
 
1. Zoning Ordinance Amendments.  A variety of zoning tools exist to achieve the vision of this 

plan, however, some amendments to the Zoning Ordinance will need to be adopted. 
 

a. Revise the PRD Ordinance.  The PRD option has been a useful and successful tool for the 
Township since its adoption at the end of the 1990’s.  However, the PRD ordinance is currently 
a one-size-fits all tool that does not distinguish between the different context areas present on 
the South Side.  For instance, the PRD prescribes the same development design for a site that is 
located near the City of Belleville as on a site that is located farther away from the City, in the 
more rural parts of the Township. 

 
The PRD ordinance should be revised to include options tailored towards rural conservation 
development, as well as a traditional village residential style development.  The Township should 
also closely examine the density bonuses available in the PRD ordinance. 

 
The conservation development standards should permit the same number of dwelling units that 
could be developed in a conventional development using existing zoning standards, with the 
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houses being built on a smaller area of the site.  The remainder of the site is preserved as open 
space, agricultural land, or a natural feature preserve.  No density bonuses are associated with a 
conservation development. 

 
b. Mixed-Use Zoning District.  It will be necessary to adopt a new Mixed-Use zoning district to permit 

development to occur in accordance with the recommendations of this Plan.  The mixed-use 
standards should be based on the recommendations contained in Chapter 6. 

 
c. Sumpter Road Overlay.  The Township should work with the City of Belleville to create an overlay 

district to establish consistent design and zoning standards for the area along Sumpter Road 
between Hull Road and the City of Belleville. 

 
d. Create a New Southside Commercial District.  The Township should create a new South Side 

commercial zoning district that is tailored to the unique conditions, opportunities, and 
limitations present on the South Side. None of the existing commercial zoning districts are well 
suited for the South Side in terms of either the range of uses permitted or the design standards 
established within the Zoning District. 

 
e. Single Family Residential Setbacks.  The Zoning Ordinance should be amended to require larger rear 

yard setbacks for any residential unit measured from the centerline of a thoroughfare or collector 
road. 

 
f. Design Standards for Development in the Village Residential District.  The Village Residential design 

standards listed in Chapter 6 should be incorporated into the Zoning Ordinance to ensure that 
new residential development near Belleville is consistent in appearance and character with the 
historic “in-town” neighborhoods. 

 
2. Adopt a Private-Public Sewerage Ordinance.  The Township should adopt an ordinance 

regulating the construction and operation of privately owned and operated public sewerage systems. 
 
3. Review the Subdivision Control Ordinance and Condominium Ordinances.  The Township 

should review these ordinances to ensure that the design and regulatory standards contained within 
are consistent between the two ordinances, and also with current Township expectations for 
conventionally platted subdivisions or site condominiums.  There are a number of design and 
regulatory techniques that could be included in these ordinances such as lot size/lot area averaging 
that can improve the visual and functional characteristics of conventional residential development. 

 
4. Conditional Rezoning.  Public Act 579 of 2004 allows for the conditional rezoning of property 

based upon a proposal presented by an applicant.  This approach permits the Township to approve 
a rezoning contingent upon conditions offered by the applicant that are attached to the rezoning 
approval.  This approach can permit flexibility in site design, and also can be used to ensure that 
undesirable uses will not occur on a particular site if rezoned.  If this is a tool that the Township 
intends to consider, a conditional rezoning ordinance should be adopted establishing the review 
procedures and submittal requirements for a rezoning with conditions application. 
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CONTINUOUS PLANNING 
 
1. The Master Plan is not intended to be and should not become a static document. For this reason, it 

is imperative that the Planning Commission periodically review the Master Plan to evaluate, and 
potentially update portions of it.  The plan should be reviewed at least once every three to five years 
to determine if updates or amendments are necessary. 

 
2. The Township should adopt a Sanitary Sewer Master Plan to make sure that future infrastructure 

investments are consistent with the Future Land Use Plan, and to support the Urban Services 
Boundary. 

 
3. In order to qualify for State funding for parks and recreation improvements, the Township must 

review and update the Parks and Recreation Plan at least once every 5 years. 
 
4. The Township should continue to communicate and work with the City of Belleville Planning 

Commission.  It is the policy of this Master Plan that new commercial development on the South 
Side will be very limited, and that new retail and office development should be located in Belleville.  
It is important that the City be willing and able to accept and facilitate new development to meet the 
needs of the residents of the City, Van Buren Township, and other persons located within the South 
Side market area. 
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