
CHARTER TOWNSHIP OF VAN BUREN 
PLANNING COMMISSION  

FEBRUARY 22, 2017 
MINUTES 

 
Chairperson Thompson called the meeting to order at 7:35 p.m.  
 

ROLL CALL:   
Present:  Jackson, Boynton, Kelley, Atchinson, Budd and Thompson. 
Excused:  Franzoi.    
Staff:  Director Akers and Secretary Harman.  
Planning Representatives:  Wade Trim Associate, David Nummer.   
Audience:  Five (5). 
 

APPROVAL OF AGENDA: 
Motion Boynton, Kelley second to approve the agenda of February 22, 2017 as presented.   
Motion Carried. 
 

APPROVAL OF MINUTES:   
Motion Jackson, Boynton second to approve the regular meeting minutes of February 8, 2017 as 
presented.  Motion Carried. 
 

PUBLIC HEARING:  
 

ITEM # 1 CASE #14-007 
 
TITLE: THE APPLICANT, MENARD, INC., IS REQUESTING APPROVAL FOR THE 

DEVELOPMENT OF A RETAIL BUILDING WITH OUTSIDE STORAGE OF SUPPLIES.  
OUTDOOR STORAGE OF SUPPLIES IS A SPECIAL LAND USE IN THE C-2 DISTRICT, 
AND REQUIRES A PUBLIC HEARING.  THIS HEARING IS BEING HELD IN 
ACCORDANCE WITH SECTION 13.03 (PERMITTED USES WITH SPECIAL 
APPROVAL) OF THE ZONING ORDINANCE. 

 
LOCATION: PARCEL NUMBER V125-83-061-99-0005-721, WHICH IS CURRENTLY VACANT, IS 

THE SUBJECT OF THIS HEARING.  THE SITE IS APPROXIMATELY 27.24 ACRES 
AND IS LOCATED IN THE C-2, EXTENSIVE HIGHWAY BUSINESS ZONING 
DISTRICT.  THIS SITE IS LOCATED ON THE WEST SIDE OF BELLEVILLE ROAD 
BETWEEN TYLER ROAD TO THE NORTH AND I-94 TO THE SOUTH. 

 
Motion Boynton, Jackson second to open the public hearing.  Motion Carried. 
 
Nick Brenner a corporate council member of Menard, Inc. gave the presentation.  Mr. Brenner 
displayed the site plan for the retail building with outdoor storage including two retention ponds on 
the site plan. The exterior façade of the building is red brick with tan block and a landscape buffer with 
trees is included in the landscape plan to reduce light and noise to the neighboring condominium 
development.  The proposed schedule for the development is a 9-month process.  Menard, Inc. is 
prepared to move forward with the previously approved project, the only changes to the site plan are 
a size reduction to the outdoor storage area and modifications to the landscape plan.   
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Commissioners discussed the continued effort made by Menard, Inc. to address residents light and 
noise concerns in the neighboring Meadows of Van Buren condominiums.   
 
Resident on Endicott Street, the northwest side of the proposed development, is in support of the 
Menard retail building. 
 
Motion Budd, Kelley second to close the public hearing.  Motion Carried. 
 
NEW BUSINESS: 
 
ITEM # 1 CASE # 17-004 – TEMPORARY LAND USE 
 
TITLE: THE APPLICANT, PHANTOM OF MICHIGAN, IS REQUESTING FINAL APPROVAL 

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

 

LOCATION: THIS SITE IS LOCATED IN THE LAKEWOOD SHOPPING PLAZA AT 2095 
RAWSONVILLE ROAD.  THE SUBJECT LOCATION IS ON THE EASTSIDE OF 
RAWSONVILLE ROAD, SOUTH OF THE I-94 SERVICE DRIVE. 

 

Randy Edmonds with Phantom of Michigan gave the presentation.  Phantom of Michigan is requesting 
to hold “tent” sales of retail goods from June 23, 2017 through July 5, 2017 with hours of operation of 
from 10:00 a.m. to 10:00 p.m.  This is their 5th year of operation at the same location. 
 
Director Akers presented his review letter dated 2-14-17 recommending approval of the application 
subject to the Van Buren Fire Marshall approval, the applicant provide the Township with a current 
Consumer Fireworks Retail Facility: Non-Permanent license prior to establishment of temporary use 
and all proposed signage comply with the Zoning Ordinance. 
 
Director Akers presented Fire Marshal McInally’s review letter dated 2-2-17 recommending approval 
as the application is in compliance. 
 

Motion Boynton, Atchinson second to grant Phantom of Michigan temporary land use approval to 
hold “tent” sales of retail goods beyond the seven consecutive days allowed in the township zoning 
ordinance, located in the Lakewood Shopping Center, 2095 Rawsonville Road, including 
recommendations in the Township staff review letter dated 2-14-17 and Fire Marshal McInally’s 
review letter dated 2-2-17.  Motion Carried.  (Letters Attached) 
 

ITEM # 2 CASE # 14-007 (SLU, TRP & SPR) 
 
TITLE: THE APPLICANT, MENARD, INC., IS REQUESTING SPECIAL APPROVAL 

RECOMMENDATION, A TREE REMOVAL PERMIT AND FINAL SITE PLAN 
APPROVAL FOR THE DEVELOPMENT OF A RETAIL BUILDING WITH OUTSIDE 
STORAGE AND SALE OF SUPPLIES.  OUTDOOR STORAGE AND SALE OF 
SUPPLIES IS A SPECIAL LAND USE IN THE C-2 DISTRICT. 
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LOCATION: PARCEL NUMBER V125-83-061-99-0005-721.  THIS SITE IS LOCATED ON THE 
WEST SIDE OF BELLEVILLE ROAD BETWEEN TYLER TO THE NORTH AND I-94 TO 
THE SOUTH. 

 
Director Akers presented his review letter dated 2-17-17 providing a review of Menard Inc.’s request 
to renew their prior Township approvals in order for the store to begin construction in the spring.  
Akers included minutes from the 2-14-17 Board of Zoning Appeals meeting in which the BZA renewed 
the variances requested and required for the approval of Menard, Inc. 
 
No questions or comments from the Commission or the audience. 
 
Motion Kelley, Boynton second to recommend approval to the Township Board of Trustees of the 
special use request to construct a home improvement store with outdoor sales and outdoor storage 
of landscaping and home improvement supplies at parcel number V125-83-061-99-0005-721, based 
on the findings of the December 4, 2014 McKenna & Associates letter, subject to the following: 
 

1. The Planning Commission determines that the fence/wall combination at the front of the 
garden center is not subject to the height limit of Section 4.27d. 

2. Conditioned upon the approval of the tree removal permit and final site plan.   
 
Roll Call: 
Yeas: Kelley, Atchinson, Budd, Boynton, Jackson and Thompson. 
Nays: None. 
Absent: Franzoi. 
Motion Carried. 
 
Director Akers discussed the McKenna Associates tree removal permit letter dated 6-18-15.  No 
comments from the Commission or the audience regarding the tree removal permit. 
 
Motion Kelley, Budd second to grant the tree removal permit for the Menards project located at 
parcel number V125-83-061-99-0005-721, based on the findings of the June 18, 2015 McKenna 
Associates review letter, subject to the condition that the applicant obtain special use approval 
from the Township Board of Trustees.  Motion Carried.  (Letter Attached) 
 
Director Akers discussed the McKenna Associates site plan review letters dated June 18, 2015 and 
December 3, 2014.  Staff has reviewed the submitted site plans dated January 17, 2017 and noted a 
few minor items to be addressed. 
 
David Nummer of Wade Trim Associates noted no impact from the minor change to the site plan.  The 
storm water meets the Wayne County requirements and he recommends final site plan approval. 
 
Commissioners discussed the paving of the road accessing the shopping center to the north and the 
cross access agreement to be reviewed to the satisfaction of the Planning Director.  
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Motion Boynton, Kelley second to grant final site plan approval for the Menards project located at 
parcel number V125-83-061-99-0005-721, based on the findings in the McKenna Associates review 
letters dated December 4, 2014, June 18, 2015 and the February 17, 2017 Township planning review 
letter.  This approval is subject to the following conditions: 
 

1. The streetlight in the northeast corner of the parking lot should be located in the parking lot 
island rather than the parking space. 

2. The mechanical equipment located in a parking lot island should be painted a dark green to 
blend in with the existing landscape screening. 

3. The site plan shall be sealed and signed by a licensed engineer or architect. 
4. Final site plan approval shall be conditioned upon Menards obtaining special use approval 

from the Township Board of Trustees. 
 

In addition, the Planning Commission recommends that Menards seek permission from Walgreens 
in order to close the existing curb cut from Belleville Road that is located to the north of Walgreens 
and conditioned on the satisfaction of review of the cross access agreement by the Planning 
Director.  Motion Carried.  (Letters Attached) 
 
ITEM # 3 CASE # 17-005 
 
TITLE: THE APPLICANT, ALLEN EDWIN HOMES IS REQUESTING AN AMENDMENT TO 

THE APPROVED COUNTRY WALK SITE PLAN FOR REVISED SINGLE FAMILY 
ARCHITECTURAL ELEVATIONS. 

 

LOCATION: THE UNFINISHED COUNTRY WALK SUBDIVISION IS THE SUBJECT OF THE 
REQUEST.  THE DEVELOPMENT IS LOCATED ON THE EAST SIDE OF 
MARTINSVILLE ROAD, NORTH OF SAVAGE ROAD. 

 
Commissioner Boynton asked to be recused from the discussion, as he is a homeowner’s association 
member of the Country Walk Subdivision. 
 
Motion Kelley, Budd second to permit Commission Boynton to be recused.  Motion Carried. 
 
A representative of Allen Edwin Homes gave the presentation.  The applicant has been working with 
Country Walk to populate the subdivision with homes.  The permits acquired for construction of sold 
homes were rescinded as no drawings or elevations had been submitted by Allen Edwin Homes.  The 
applicant has submitted the required drawings and elevations and is looking for approval to begin 
construction of the sold homes. 
 
Director Akers presented his site plan review letter dated February 17, 2017 in which the applicant 
was deficient in 3 areas and presented his review letter dated February 22, 2017 in which the 
applicant had addressed the issues presented in the previous letter.  Akers recommends the Planning 
Commission grant approval subject to the conditions referenced in his review letter dated February 
17, 2017. 
 
Commissioners discussed how the applicant will keep track of the lots/home elevations sold to 
maintain the substantially different requirement, the minimum square footage of 1470 sq. ft., the 
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number lots remaining to be developed in the Country Walk subdivision and encouraged the 
developer to work with the homeowners association. 
 
Motion Kelley, Jackson second to grant an amendment to the site plan for the Country Walk 
Development in order to incorporate Allen Edwin Homes “Elevation Portfolio” dated January 19, 
2017 and their “Sideload Garage Portfolio” dated February 21, 2017 both of which depict elevations 
to be constructed in phase 3 and phase 4 of the Country Walk Development subject to the staff 
review letter dated February 22, 2017 and conditioned upon: Township Planning Staff reviewing 
each application for a new single family home in Country Walk phase 3 and phase 4 in order to 
determine that the new home meets the required setbacks and that the elevation meets the 
Township’s “substantially different” architectural design standards set forth in the PRD agreement 
for the Country Walk Development.  Motion Carried.  (Letters Attached) 
 
GENERAL DISCUSSION:  None. 
 

Motion Budd, Jackson second to adjourn at 8:57 p.m.   Motion Carried. 
 

Respectfully submitted, 
 
 
Christina Harman 
Recording Secretary 
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December 4, 2014 
 
Planning Commission 
Charter Township of Van Buren 
46425 Tyler Road 
Belleville, MI 48111 
 
Subject: VBT-14-007 SLU Menards, Belleville Road; Special Land Use Review #4; Plans Dated 

11/18/14 
 
Dear Commissioners: 

 
The applicant, Menards, proposes to construct a home improvement store on Belleville Road, north of 
Walmart.   The overall site is approximately 27 acres, and includes the Menards parcel and two future 
out lots.  The site is zoned C-2 Extensive Highway Business District.   The proposed home improvement 
store includes outdoor sales (garden center) and outdoor storage of landscaping and home 
improvement supplies, which are permitted by special approval in the zoning district.  The special 
approval public hearing was held on August 27, 2014, and many comments were made by the public.  
Subsequently the applicant hosted a meeting with members of the public to answer specific questions 
about the development.   Our site plan review comments are provided under separate cover.   
 
COMMENTS 
The applicant has requested several variances from the BZA, some of which are from the specific 
standards for special use approval.  Therefore, if the Planning Commission recommends special 
approval, the next step would be for the applicant to be heard by the BZA – before consideration of 
special approval is placed on the Township Board’s agenda.   
 
The requested special approval uses must meet both the specific standards of Sections 14.05 and 4.27 
and the discretionary special approval standards listed in Section 18.08.f. of the Zoning Ordinance.  Our 
comments that follow are based on the requirements of the Zoning Ordinance, observation of the site 
and surroundings, and accepted principles of good planning and design.   
 
1. Requirements for Special Approval.  Both the discretionary and non-discretionary standards of the 

Ordinance are considered below. 
 

a. Promotes the use of land in a socially and economically desirable manner for those persons 
who will use the proposed land or activity; for those landowners and residents who are 
adjacent; and for the Township as a whole.   The site is located in the Township’s primary 
commercial center along the Belleville Road corridor, and is the last major vacant parcel 
available west of Belleville Rd. between the Farmer Jack shopping center and Tyler Rd.   The 
proposed development is economically desirable for the community, and the Township’s 
Belleville Road District Master Plan amendment reported a market need/demand for a home 
improvement store.  Over the past decade, the Township has spent considerable funds on 
streetscape and other public improvements along Belleville Rd., and has enforced a consistent 
pattern of amenities and design features on new site developments, consistent with the goal of  
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becoming a premier community.  The proposed building and site layout fronting on the cross 
access drive circulation system enhances the overall master plan and design for the Belleville 
Road corridor.  These changes are socially and economically desirable.   
 
Further, the site design incorporates desirable significant screening for abutting residential areas 
to the north and west, including a 14 foot tall building that surrounds the entire yard area at the 
rear, 14 foot tall evergreen trees planted along the north lot line to buffer the view of the 
building wall, and preservation of the wooded area along the west and north west perimeter 
which will be enhanced with plantings of replacement trees.  Outdoor storage and sales are an 
essential part of the home improvement store’s business.  The screening and design measures 
proposed will mitigate potential off site impacts and allow this desirable use to function to the 
benefit of residents and the public at large. 
 

b. Is necessary for the public convenience at that location.  The Menards store is well situated at 
the north end of the established cross access drive that parallels Belleville Rd., the Township’s 
primary commercial district.   Customers and delivery traffic will be able to easily access the site 
using the new traffic light at the north drive and the north-south cross access drive.  The use, 
including outdoor storage and sales, will serve the public convenience by being closer to the 
Township’s center of population, and by offering a wide variety of home improvement supplies, 
a market that is underserved in the Township.  

 
c. Is compatible with adjacent uses of land.  The site is master planned and zoned C-2, Extensive 

Highway Business, and has been so for many years.  C-2 is one of the most intensive commercial 
districts in the Township. The building and rear open storage yard surrounded by minimum 14 
foot high walls, will be visually compatible with other sites in the C-2 district.  The proposed 
landscaping, tree replacement and woods preservation, orientation of traffic flow away from 
residential uses, and site amenities will be compatible with the surrounding uses.  Noise will be 
limited to daytime hours; lights are shielded and have been kept below the height of the pallet 
racking building around the storage yard to limit glare; dust will be minimal since the ground 
surfaces will be paved; a greenbelt of 14 foot tall evergreen trees will be planted along the north 
lot line where the buildings are closest to the condos.   All these factors will make the use 
compatible with adjacent uses of land. 

 
d. Is designed, located, and proposed to be operated so that the public health, safety, and 

welfare will be protected.  The outdoor storage and sales yard is enclosed with buildings/fence, 
and screened and buffered from the neighbors.  The retail store and yard will operate only 
during normal daytime and evening hours, not a 24 hour business.  As described above, noise, 
lights and dust will be controlled, thus protecting the public health, safety and welfare.  The 
convenient access to Belleville Rd. at the new traffic light will minimize traffic conflicts, 
particularly if the existing cross access driveway just north of Walgreens at Belleville Rd. is 
closed.  Then the site would comply with the 500 foot driveway separation requirement, as is 
being recommended in our site plan review. 

 
e. Can be adequately served by public services and facilities without diminishing or adversely 

affecting public services and facilities to existing land uses in the area.  The site’s demand for 
public services and facilities will increase slightly but will not adversely affect public services or 
facilities.   
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f. Will not cause injury to other property in the neighborhood in which it is to be located.  The 

site improvements are an investment in the community and the landscaping, buffering, and 
circulation design of the site will protect neighboring properties from harm.  

 
g. Considers the natural environment and helps conserve natural resources and energy.  The site 

design preserves existing mature trees along the west boundary of the site in consideration of 
the natural environment and this helps conserve resources.  By locating on an infill site in the 
Township’s downtown, both energy and the environment are protected and sustained. 

 
h. Is within the provisions of uses requiring special approval in the zoning district, is in harmony 

with the purposes and conforms to the applicable regulations of the zoning district, and meets 
applicable site design standards for special approval uses.  Sections 14.05 and 4.27 contain 
specific standards that apply to outdoor storage and sales uses in the C-2 District.  The 
proposal’s compliance with these standards is evaluated below.  

 
1. Outdoor Storage.  Uncovered storage of materials is proposed in specific areas within the 

“yard area” created by the pallet racking building and the warehouse building enclosure.  
The materials stored in the pallet racking building are not outdoor storage, they are 
covered. Outdoor storage in the C-2 district is subject to the following specific requirements, 
in addition to other general requirements of the Zoning Ordinance: 

 
i. Must be located at least 100 feet from a public right of way.  This standard is met. 

 
ii. Must be located at least 200 feet from a residential district.  The majority of the open 

storage is in the vicinity of the garden center.  The southwest part of the pallet racking 
building enclosure is 100 feet from the single-family residential district to west, but the 
materials stored outside of a building are 180 feet away from the nearest residential 
district boundary, which is a public street.  However, because of a jog in Menards’ west 
parcel boundary, the nearest residential lot line is over 200 feet from the uncovered 
materials within the courtyard.    
 
On the north part of the site, small quantities of some items are proposed to be stored 
next to the main building and located less than 200 feet from the lot line.  The applicant 
has indicated that they will attempt to relocate those items to a conforming location 
and will show that when the site plan is resubmitted for final site plan approval.    The 
applicant has applied for a variance from the 200 foot setback requirement; that 
variance request should be greatly reduced or eliminated by relocating materials out of 
the 200 setback. 

 
iii. No required yard spaces (i.e. spaces reserved for setbacks) may be used for outdoor 

storage.  The proposed storage area meets the setback requirements of the C-2 district 
(i.e., 35 feet front yard, 25 feet side yard, and 20 feet rear yard). 

 
iv. Roadway access must be provided for emergency vehicles.  There is gated access (fire 

lane) to the outdoor storage area both north and south of the principal building allowing 
circulation around the entire building.  The gate has a Knox Box for Fire Department 
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access, with the location and mounting height to be coordinated with the Fire 
Department.   

 
v. Must be screened from view from all streets and on all sides which border residential 

or commercial zoned property by a 6 ft. wall or landscaping with a fence.  The outdoor 
storage will be screened by the main store, the warehouse building, and the pallet 
racking building, a minimum of 14 feet tall.   

 
vi. Stored materials may not be stored in stacks more than 6 feet high.  This standard 

applies to any storage that is not within the principal or accessory buildings.  The plans 
state that the uncovered stored materials located south of the store will be up to 14 
feet in height. The applicant has also stated that the uncovered materials stored east of 
the warehouse would also be up to 14 feet in height.   The items stored will be 
contained in specially designed racks which support the materials up to the 14 foot 
height, and some products stored will not use that entire height.  The applicant has 
applied for a variance from the maximum storage height. 

 
vii. The outdoor storage area must be surfaced in a manner acceptable to the Planning 

Commission and appropriate for its intended use.  The outdoor storage area is 
proposed to be paved with heavy-duty asphalt.   

 
viii. Mud and debris must not be transported from the site onto adjacent roadways. The 

storage area will be paved and enclosed, so this standard is met.  
 

2. Garden Center.  The proposed garden center is part of the outdoor storage area and is also 
subject to Section 4.27.    Section 4.27.d requires a 6 foot high fence capable of intercepting 
wind-blown trash and other debris.  The front fence/wall combination at the garden center 
is proposed to be approximately 14 feet above the grade of the parking lot.  In this case, the 
fence is set upon a decorative wall and the total structure acts as a wall connecting the 
pallet racking building to the main building, and we believe it is not a fence as intended to 
be regulated by Section 4.27.d.  The applicant has applied for a variance from the maximum 
fence height to permit the 14 foot high structure, but based on the above, we recommend 
the Planning Commission determine that the requested variance is not necessary.  
 

i. Is related to the valid exercise of the Township’s police power and purposes which are 
affected by the proposed use or activity.   The proposed use will be consistent with the 
Township’s police power, provided that appropriate findings are made to support such a 
decision. 

 
RECOMMENDATION 
 
We recommend the following: 
 

1.  That the Planning Commission make a determination that the fence/wall combination at 
the front of the garden center is not subject to the height limit of Section 4.27.d.; 

2. That the Planning Commission recommend that the Township Board approve the special 
use for outdoor storage and sales for Menards, subject to final site plan approval; and      
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3. That because the applicant has several variance requests under consideration by the 

BZA, the Planning Commission’s special approval recommendation shall be not 
forwarded to the Township Board until after the BZA has approved or denied those 
variance requests.   

 
 

Respectfully submitted, 
 
McKENNA ASSOCIATES 

 
Sara J. Hodges, AICP      
Senior Vice President    
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June 18, 2015 
 
Planning Commission 
Charter Township of Van Buren 
46425 Tyler Road 
Belleville, MI 48111 
 
Subject: VBT-14-007 SPR, Menards; West side of Belleville Road north of Walmart; 

Site Plan Review #6; Plans of Various Dates and Sealed 6/10/15 
 
Dear Commissioners: 

 
The applicant, Menards proposes to build a home improvement store with outdoor sales and storage, a 
special approval use, on the west side of Belleville Road, north of Walmart.  The special approval public 
hearing was held on August 27, 2014.  The Planning Commission recommended special approval on 
December 10, 2014, subject to the applicant receiving several variances.  Variances for signs and the 
height of outdoor storage were granted by the BZA on January 15, 2015 and the subsequently the 
Township Board granted special approval.   The Planning Commission also granted preliminary site plan 
approval subject to several conditions on December 10, 2014.   
 
We have reviewed the revised plans for compliance with the conditions of preliminary site plan 
approval, the variances and special approval and offer the following comments for your consideration: 
 
1. The boundaries of the land to be owned by Menards must be dimensioned and shown on the site 

plan.   A land division application to separate the Menards site from the out lots must be 
submitted, including the easements and maintenance agreements for the cross access drives for 
review and approval by the Township.  The approved easements must be recorded prior to 
issuance of a certificate of occupancy.   The parcel boundaries are dimensioned and labelled on the 
site plan, and according to the assessor’s office the necessary land division to separate the Menards 
parcel from the out lots has been completed.   A Declaration of Reciprocal Easement Agreement 
with Covenants, Conditions and Restrictions has been submitted and is subject to review by the 
Township.  The approved easements must be recorded prior to a certificate of occupancy. 
 

2. Planning Commission approval of the applicant’s request to reduce the parking to 421 spaces.  This 
condition has been met. 

 
3. All parking spaces must be double striped and this must be noted on the plan.  This condition has 

been met. 
 
4. Planning Commission approval of the landscape island locations and correction of Detail 4 on 

Sheet CT4 to match the landscape plan.  These items have been satisfied.    
 
5. The existing intersection with Belleville Road just north of Walgreens should be closed.    This item 

has not yet been accomplished; however the applicant has been reaching out to various levels of 
Walgreens’ corporate structure trying to achieve vacation of the easement for the existing driveway 
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and close that extra Belleville Road access point.  The site plan notes that the Owner will continue to 
attempt to obtain an agreement from the owner of the Walgreens property to allow removal of the 
existing access point and will complete the removal upon receipt of that agreement.  We 
recommend that the Commission approve the driveway access as shown on the site plan, as this 
closure is an action that neither Menards nor the land owner control.   

 
6. The cross access easement for the 30 foot connection to the shopping center to the north must be 

submitted for Township review and approval prior to final site plan approval, and recorded prior 
to certificate of occupancy.   The proposed cross access easement document with legal description 
and map must be submitted.  We previously received a draft of a proposed easement for the parcel 
to the north, but the currently proposed version must be provided for Township review.  It also 
appears that the cross access easement to the shopping center to the north may be addressed in 
the Declaration of Reciprocal Easement Agreement with Covenants, Conditions and Restrictions.  
However, that document as submitted is missing several exhibits, a map of the parcels with 
easements and legal descriptions of the easements.  These deficiencies and any others that may be 
identified during Township review will need to be addressed prior to any building permit being 
granted for the site.  The easements must be recorded prior to certificate of occupancy. 

 
7. The Landscaping and Screening items noted in Comments 3.a. – 3.g. must be satisfied on the plan.  

a. The landscaping adjacent to the interior cross access drive has been revised to be primarily 
deciduous shade trees and the tree spacing is generally 35 feet on center, as required with the 
preliminary site plan approval.   It appears that because of the light pole relocated into the north 
end of the northerly access drive island, 1 proposed tree has been removed.    

 
b. Vehicular Surface Landscaping.  Three additional trees have been added along the north parking 

lot perimeter to satisfy the previous 3 tree deficiency from the 100 parking lot landscape trees 
required.  However, because of the above-noted tree removed from the access drive island, one 
more tree must be added in the parking area to comply with this requirement.   
 

c. General Landscaping.  This condition has been met. 
 

d. Greenbelt adjacent to single-family residential zoning (Section 13.05).  In lieu of a 20 foot 
greenbelt, the site plan includes a “non-disturb” zone along the west lot line that is a minimum 
of 50 feet wide.  Some of the required replacement trees are proposed to be planted within the 
non-disturb area to enhance the screening effect.  In order to least disturb the existing tree 
cover, these replacement trees will be park grade 1.5 inch caliper trees and planted at the 
recommended 1 tree per 400 sq. ft. of area to be covered.  This condition has been met.  
 

e. The fence at the north pond must be decorative wrought iron-type fence, instead of chain link.  
Details and height of the fencing must be added to the plan.  Fence height has been noted, 
however the fence at the north pond is proposed as black vinyl chain link, not decorative 
wrought iron-type.  The use of chain link in this location is subject to the approval of the 
Commission – we continue to recommend that because of its visibility from the condominium 
site, that the north pond fence be changed to decorative wrought-iron type fence. 
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g. Mechanicals Screening.  A transformer, C.T. cabinet, and generator are still proposed in a 
landscape island in front of the building.  We have asked that this equipment be located in a less 
visible area.  If it must remain in the front location, the equipment should be painted dark green 
or have additional screening to be less conspicuous.    This condition remains to be met.  

 
In addition to the above, the site’s landscape areas must be irrigated.  We believe this was 
addressed previously, but it does not appear on the site plan.  Drip irrigation is noted for plantings 
immediately adjacent to the building, but watering must be addressed for the rest of the site’s 
landscaped areas.     
 

8. The use of washed river rock in the landscape islands is subject to the approval of the Planning 
Commission.  The Commission has approved washed river rock in the landscape islands. 
 

9. The Building and Amenities items noted in Comment 4.b. & 4.d. must be satisfied on the plan.  
 

a. The color of the windows is noted as clear glass with anodized bronze frames.    
 

b. The litter can detail on Sheet CT4 shows a plastic unit, non-decorative unit which is not 
decorative like those typically approved by the Commission.   The proposed trash receptacles 
are planned to be placed at the front of the building, not along the streetscape; however this 
item is subject to the approval of the Commission.    No additional site amenities are proposed 
at Belleville Road.  We continue to recommend that visible amenities be added near the 
Belleville Rd. entrance, consistent with other site-provided amenities along the corridor and 
using the DDA’s standard details, as relevant.  For example, the entrance to Walgreens from 
Belleville Road includes brick pavers, a decorative wall, and benches.  Enhanced landscaping 
with public art or other extra features could be another alternative. 
 

10. The pole light in the northeast part of the parking lot immediately next to a landscape island 
should be relocated to be contained within that island.  This condition has been met. 
 

11. Removal of the cart corral signs. This condition has been met. 
 

12.  Signs shall be reviewed at final site plan.  Our comments on the proposed signs are below. 
 
a. Total Signage.  The BZA granted a variance to permit the total site signage to be a maximum of 

407.7 sq. ft.  The proposed signage plan complies with this requirement. 
 

b. Directional Signage.  Directional signs are permitted, and do not count toward the cap on total 
amount of signage on the site.  The BZA granted a variance to permit 1 “IN” and 2 “OUT” signs at 
17.5 feet high, and 1 “Lumber Yard Entrance” sign and 1 “Thank you” sign at 24 sq. ft. and 19 
feet high.  The proposed signs on the site plan comply.  

 
c. Wall Signs.  The BZA granted a variance to permit the building wall signs to be up to 317.7 sq. ft. 

in area.  The proposed signs have been reduced in size from those presented on the preliminary 
site plan, and now the combination of the “Menards, “Garden Center” and “Out” signs comply 
at a total of 317.62 sq. ft.  
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d. Monument Sign.  The proposed monument sign is 90 square feet on a 4 ft. x 20 ft. base, for a 

total 8 feet in height.  The sign complies with the Ordinance dimensional standards; however 
the monument must be setback a minimum of 10 feet from any sidewalk.   

 
13. Tree removal permit approval prior to final site plan approval.   Our tree removal permit review 

under separate cover recommends approval.  This condition will be met if the Commission 
approves. 

 
14. The site plan must be signed and sealed by the professional(s) who prepared it.  This condition has 

been met. 
 

15. Approval of the BZA for variances or compliance with the Ordinance.   The BZA approved several 
variances as discussed above.  This condition has been met. 

 
16. Special approval by the Township Board.  Special approval was granted in February 2015. 
 
RECOMMENDATION  
Based on the above, we recommend the Commission grant final site plan approval subject to the 
following conditions: 

1. The cross access easements and documents as described in items 1. and 6. above,  are subject 
to review by the Township.  The missing exhibits, a dimensioned map of the affected parcels 
with easements and legal descriptions of the easements must be provided, including the 30 ft. 
wide cross access easement to the shopping center to the north, and Township comments must 
satisfactorily addressed prior to any building permit being granted for the site. The approved 
easements must be recorded prior to a certificate of occupancy. 

2. One more tree must be added in the parking area, as described in 7.b. above. 
3. Commission determination of whether black chain link is acceptable in lieu of decorative fence 

at the north stormwater pond. 
4. The mechanicals must be relocated to a less conspicuous location, or better screened if they 

remain as proposed, in the determination of the Commission. 
5. The site’s landscape areas must be irrigated. 
6. The proposed litter can is subject to the approval of the Commission.  
7. Additional visible amenities must be added near the Belleville Rd. entrance, as determined by 

the Planning Commission and as described in 9.b. above.   
8. The monument sign must be setback a minimum of 10 feet from any sidewalk. 
9. Tree removal permit approval by the Planning Commission. 

 
Respectfully submitted, 
 
McKENNA ASSOCIATES 

     
Sara J. Hodges, AICP, IAP2     
Senior Vice President      
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February 17, 2017 

 
Staff Review of Menards Approval Renewals 

 

RE: Menards Renewal of Special Land Use Recommendation, Tree Removal Permit, & Final Site Plan 

Approval. 

 

Commissioners,  

 

The following is the review of Menard, Inc’s request to renew their prior Township approvals in order for 

the store to begin construction in the spring.  The format of this review will include a background of the 

project and an individual review for each action item that the Planning Commission is required to address.  

Please consider the following: 

 

Background 

 

Menards has been in discussion with the Township to construct a store on the Belleville Road corridor 

since prior to 2012.  The most recent iteration obtained final site plan approval from the Township 

Planning Commission in June of 2015 and decided early in 2016 that they would postpone store 

construction nationally in order to reevaluate the economic conditions after the presidential election.  

Representatives from Menards contacted the Township in late 2016 and indicated that they planned to 

resume the construction of the Van Buren Township store.  Based on this Township staff reviewed the 

project and determined that the prior approvals had expired and they needed to be renewed in order to 

move forward.  Menards was before the Board of Zoning Appeals on February 14, 2017 where they 

renewed several variances that they had been previously granted.  These are as follows: 

 

1. Variance in order to allow Menards to store materials up to 14 feet in height, which is 8 feet 

greater than the maximum allowed in the Zoning Ordinance. 

2. Allow the total area of signage to be 407.7 square feet, which is greater than the maximum 

allowable signage. 

3. Granted a variance to allow a 317.7 square foot wall sign on the main building, which is 117.7 

square feet greater than the maximum allowed by the Zoning Ordinance. 

4. Approved variances from the maximum height and area of directional signs. 

 

The draft minutes of the February 14, 2017 Board of Zoning Appeals meeting has been attached to this 

letter for your reference. The Planning Commission is required to renew the final site plan approval, the 

tree permit approval, and the recommendation to the Township Board for the special use approval.  The 

following items are a review of those approvals which require Planning Commission action: 

 

Special Land Use Recommendation 

 

Based on the prior approval, and the limited changes to the site plan staff makes the following 

recommendation: 

 

Recommend approval to the Township Board of Trustees of the special use request to construct a home 

improvement store with outdoor sales and outdoor storage of landscaping and home improvement 

supplies at parcel number V125-83-061-99-0005-721, based on the findings of the December 4, 2014 

McKenna & Associates letter, subject to the following: 
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1. The Planning Commission determines that the fence/wall combination at the front of the garden 

center is not subject to the height limit of Section 4.27d. 

2. Conditioned upon the approval of the tree removal permit and final site plan. 

 

Tree Removal Permit 

 

Staff has reviewed the previous McKenna & Associates review letter dated June 18, 2015 with the 

proposed site plan dated January 19, 2017 and the calculations are consistent with the provided plans.  

The breakdown is addressed in the McKenna letter.  The application will plant 236 (equivalent to 390) 

trees to replace the 1,709 that are being removed.  While this is a deficiency of 574 park grade trees and 

69 nursery grade trees, Menards has proposed to make up the difference by paying the Township’s fee of 

$350 per standard tree and $100 per park tree for a total of $81,550.  Based on this staff is recommending 

the following action: 

 

Approval of the tree removal permit for the Menards project located at parcel number V125-83-061-99-

0005-721, based on the findings of the June 18, 2015 McKenna & Associates letter, subject to the 

condition that the applicant obtain special use approval from the Township Board of Trustees. 

 

Final Site Plan Approval 

 

Staff has reviewed the submitted site plans dated January 19, 2017 and has compared them to previously 

submitted site plans and the McKenna & Associates review letters dated June 18, 2017 and December 3, 

2014.  There are a few minor items to be addressed on the site plan.  They are as follows: 

 

A. The street light in the northeast corner of the parking lot should be located in the parking lot 

island and not in the parking spaces. 

B. It has been previously discussed that the entrance onto Belleville Road immediately to the north 

of Walgreens should be removed.  It has been recognized that the Menards ownership does not 

solely own this and thus we cannot make this a condition of approval, but the Planning 

Commission should clearly indicate their preference and request that Menards seek the closure of 

the curb opening. 

C. The mechanical equipment located in a parking lot island should be painted dark green in order to 

add to the existing screening.  This should be marked on the plan. 

D. The site plans will need to be sealed and signed by a licensed engineer or architect. 

 

Based on the above mentioned comments staff recommends the following: 

 

Approval of the final site plan submittal for the Menards project located at parcel number V125-83-061-

99-0005-721, based on the findings of the McKenna & Associate review letters dated December 4, 2014 

and June 18, 2015, and the February 17, 2017 Township Planning review letter.  This approval is subject 

to the following conditions: 

 

1. The street light in the northeast corner of the parking lot should be located in the parking lot 

island rather than the parking space. 

2. The mechanical equipment located in a parking lot island should be painted a dark green to blend 

in with the existing landscape screening. 

3. The site plan shall be sealed and signed by a licensed engineer or architect. 

4. Final site plan approval shall be conditioned upon Menards obtaining special use approval from 

the Township Board of Trustees. 
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In addition to this approval the Planning Commission shall recommend that Menards seek permission 

from Walgreens in order to close the existing curb cut from Belleville Road which is located to the north 

of Walgreens. 

 

If you have any questions or would like to discuss this matter further, please contact me.   

 

Sincerely, 

 

 

 

 

Ron Akers, AICP 

Director of Planning and Economic Development 
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