
CHARTER TOWNSHIP OF VAN BUREN 
PLANNING COMMISSION AGENDA 

Wednesday, March 14, 2018 – 7:30 PM, Board of Trustees Room 
 
CALL TO ORDER: 
  
ROLL CALL: 
 
APPROVAL OF AGENDA: 
 
MINUTES: 
 
ITEM #1:   Approval of minutes from the regular meeting of February 28, 2018.  
      
CORRESPONDENCE:  
 
PUBLIC HEARING: 
 
ITEM #1: ZONING ORDINANCE AMENDMENT – DETACHED ACCESSORY BUILDING 

REGULATIONS   
 
TITLE:  To consider amending the text of Van Buren Charter Township Zoning 

Ordinance 5-2-17(2) by modifying the required setbacks for detached 
accessory buildings greater than 768 square feet and for detached 
accessory buildings in commercial or industrial zoning districts; modifying 
the approval process for non-residential detached accessory buildings in 
non-residential districts; modifying the requirement for detached 
accessory buildings to have concrete floors and ratwalls in the 
agricultural district; and modifying the lot coverage requirements by 
creating an exception for detached sheds 120 square feet in area or less 
in residential and agricultural districts. 

 
ACTION ITEMS:         A.  Open Public Hearing. 

B.  Public Comment. 
C.  Close Public Hearing. 
D.  Planning Commission discussion. 

 
ITEM #2: CASE 17-024 – MASTER PLAN AMENDMENT HAROLD SMITH FARM FUTURE 

LAND USE.  
 
TITLE:  THE APPLICANT, BEN GRIFFIN, IS REQUESTING AN AMENDMENT OT THE 

TOWNSHIP’S FUTURE LAND USE MAP TO CHANGE THE FUTURE LAND USE 
DESIGNATION FROM LOW DENSITY SINGLE FAMILY B TO LIGHT INDUSTRIAL.    

 
LOCATION:  The property located at 50015 Michigan Avenue is the subject of the request.  

This property is located on the south side of Michigan Avenue, east of Ecorse 
Road and west of Denton Road.  (Approximately 75 acres) 

 
ACTION ITEMS:         A.  Open Public Hearing. 

B.  Public Comment. 
C.  Close Public Hearing. 
D. Planning Commission discussion. 



 
  
UNFINISHED BUSINESS:   
 
NEW BUSINESS:  
 
ITEM #1:  CASE 18-001 – TEMPORARY LAND USE APPROVAL 
 
TITLE:  THE APPLICANT, PHANTOM FIREWORKS, IS REQUESTING A TEMPORARY LAND 

USE PERMIT TO CONDUCT A TEMPORARY OUTDOOR FIREWORKS TENT SALE.    
 
LOCATION:  The property is located at 2095 Rawsonville Road, Van Buren Township, MI  

48111.  This site is located in the parking lot of the Lakewood Shopping Plaza. 
 

ACTION ITEMS:         A.  Presentation by the applicant 
B.  Presentation by Township staff. 
C.  Planning Commission discussion. 
D. Planning Commission considers action on the Temporary Land Use     

permit. 
 

 
ITEM #2: CASE 17-024 – MASTER PLAN AMENDMENT HAROLD SMITH FARM FUTURE 

LAND USE.  
 
TITLE:  THE APPLICANT, BEN GRIFFIN, IS REQUESTING AN AMENDMENT OT THE 

TOWNSHIP’S FUTURE LAND USE MAP TO CHANGE THE FUTURE LAND USE 
DESIGNATION FROM LOW DENSITY SINGLE FAMILY B TO LIGHT INDUSTRIAL.    

 
LOCATION:  The property located at 50015 Michigan Avenue is the subject of the request.  

This property is located on the south side of Michigan Avenue, east of Ecorse 
Road and west of Denton Road.  (Approximately 75 acres) 

 
ACTION ITEMS:         A.  Presentation by the applicant 

B.  Presentation by Township staff. 
C.  Planning Commission discussion. 
D. Planning Commission considers adopting the amendment to the Future 

Land Use Map to be forwarded to the Township Board. 
 

 
ITEM #3: ZONING ORDINANCE AMENDMENT – DETACHED ACCESSORY BUILDING 

REGULATIONS   
 
TITLE:  To consider amending the text of Van Buren Charter Township Zoning 

Ordinance 5-2-17(2) by modifying the required setbacks for detached 
accessory buildings greater than 768 square feet and for detached 
accessory buildings in commercial or industrial zoning districts; modifying 
the approval process for non-residential detached accessory buildings in 
non-residential districts; modifying the requirement for detached 
accessory buildings to have concrete floors and ratwalls in the 
agricultural district; and modifying the lot coverage requirements by 
creating an exception for detached sheds 120 square feet in area or less 
in residential and agricultural districts. 



 
ACTION ITEMS:         A.  Presentation by Township Staff 

B.  Planning Commission discussion. 
C. Planning Commission considers recommending the Zoning Ordinance 
amendments to the Township Board of Trustees. 

 
GENERAL DISCUSSION:  
 
ADJOURNMENT: 



CHARTER TOWNSHIP OF VAN BUREN 
PLANNING COMMISSION  

FEBRUARY 28, 2018 
MINUTES - DRAFT 

 
Chairperson Thompson called the meeting to order at 7:30 p.m.  
 
ROLL CALL:   
Present:  Kelley, Atchinson, Budd, Boynton, Jahr and Thompson. 
Excused:  Franzoi.    
Staff:  Director Akers and Secretary Harman.  
Planning Representatives:  McKenna Associate, Mario Ortega and Fishbeck Associate, David Potter.   
Audience:  Four (4). 
 
APPROVAL OF AGENDA: 
Motion Kelley, Atchinson second to approve the agenda of February 28, 2018 as presented.   
Motion Carried. 
 
APPROVAL OF MINUTES:   
Motion Kelley, Budd second to approve the regular meeting minutes of January 24, 2018 as 
presented.  Motion Carried. 
 
NEW BUSINESS: 
  
ITEM # 1 17-023 – FINAL SITE PLAN APPROVAL 
 
TITLE: THE APPLICANT, SMITH GROUP JJR, IS REQUESTING FINAL SITE PLAN 

APPROVAL TO BUILD A FOUR (4) STORY OFFICE/LABORATORY BUILDING AT 
THE GRACE LAKE CORPORATE CENTER. 

 
LOCATION: PARCEL NUMBER: V125-82-045-99-0020-705; ADDRESS: 1 VILLAGE CENTER 

DRIVE, VAN BUREN TOWNSHIP, MI  48111.  THE DEVELOPMENT IS LOCATED 
BETWEEN ECORSE ROAD AND HANNAN ROAD AND BETWEEN HANNAN ROAD 
AND I-275. 

 
Patrick Westerlund of Smith Group JJR gave the presentation.  The applicant is requesting final site 
plan approval to build an approximately 124,000 square foot building.  Smith Group JJR has received 
the planning and engineering review comments and will comply with all requirements.   
 
Mario Ortega of McKenna Associates presented the final site plan review letter dated 2-8-18 
recommending final site plan approval with the following conditions: 

1. The total site area must be noted on the plans. 
2. The 63-foot setback line from the internal drive must be shown on the plans. 
3. At least 1 tree must be included in each of the landscape islands on the east side of the north-

south driveway (located south of the building). 
4. The landscape plan sheets must be revised to include any calculations to show compliance 

with the 1 tree per 300 sq. feet of interior landscape area.  If more trees are required, these 
additional trees must be shown on revised plans. 



PC Minutes 2-28-18 
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5. The plans must include a corresponding notation indicating the location of the replacement 
trees.  If more trees are required, these additional trees must be shown on revised plans.   

6. The information on all new signage must be included on the plans. 
 
Dave Potter of Fishbeck Associates presented his review letter dated 2-9-18 recommending final site 
plan approval.  Director Akers presented the Fire Department review letter dated 2-5-18 granting 
approval of the plan set with exceptions to be completed during the building phase.  
 
No comments from the Commission or the audience. 
 
Motion Kelley, Boynton second to grant final site plan approval to Smith Group JJR to build a four 
(4) story office/laboratory building at the Grace Lake Corporate Center, located at 1 Village Center 
Drive, Van Buren Township, MI 48111, subject to the analysis and recommendations in the 
McKenna Associates review letter date 2-8-18, Fishbeck Associates review letter dated 2-9-18 and 
Fire Department review letter dated 2-5-18.  Motion Carried. (Letters attached) 
 
 
ITEM # 2 17-024 – MASTER PLAN AMENDMENT - HAROLD SMITH FARM FUTURE LAND 

USE 
 
TITLE: THE APPLICANT, BEN GRIFFIN, IS REQUESTING AN AMENDMENT TO THE 

TOWNSHIP’S FUTURE LAND USE MAP TO CHANGE THE FUTURE LAND USE 
DESIGNATION FROM LOW DENISTY SINGLE FAMILY B TO LIGHT INDUSTRIAL. 

 
LOCATION: THE PROPERTY LOCATED AT 50015 MICHIGAN AVENUE IS THE SUBJECT OF THE 

REQUEST.  THE PROPERTY IS LOCATED ON THE SOUTH SIDE OF MICHIGAN 
AVENUE, EAST OF ECORSE ROAD AND WEST OF DENTON ROAD. 
(APPROXIMATELY 75 ACRES). 

 
Director Akers gave the presentation.  The master plan amendment was submitted and distributed for 
the forty-two (42) day comment and review period, only one comment was received which supported 
the amendment.  The next step is to schedule a public hearing for March 14, 2018.  
 
Motion Kelley, Boynton second to schedule the public hearing for March 14, 2018.  Motion Carried. 
 
GENERAL DISCUSSION:  None. 
 
ADJOURNMENT: 
 
Motion Boynton, Kelley second to adjourn at 7:52 p.m.   Motion Carried. 
 

Respectfully submitted, 
 
 
Christina Harman 
Recording Secretary 



 
 
 

CHARTER TOWNSHIP OF VAN BUREN 
PLANNING COMMISSION 

PUBLIC HEARING 
 

Notice is hereby given that the Charter Township of Van Buren Planning Commission will hold public 
hearings on Wednesday, March 14, 2018 at 7:30 p.m., in the Board of Trustees Room, 46425 Tyler Road, 
Charter Township of Van Buren, Wayne County, Michigan regarding the following items: 
 

1. Proposed amendments to the Charter Township of Van Buren’s Zoning Ordinance  modifying the 
required setbacks for detached accessory buildings greater than 768 square feet and for detached 
accessory buildings in commercial or industrial zoning districts; modifying the approval process for 
non-residential detached accessory buildings in non-residential districts; modifying the requirement 
for detached accessory buildings to have concrete floors and ratwalls in the agricultural district; and 
modifying the lot coverage requirements by creating an exception for detached sheds 120 square 
feet in area or less in residential and agricultural districts. 
 

2. Proposed amendments to the Township’s Future Land Use Map in the Township’s Master Plan to 
change the future land use designation of the following properties known as the Harold Smith Farm 
(50015 Michigan Avenue, Van Buren Township, MI  48111) from Low Density Single Family 
Residential B (15,000 square feet) to Light Industrial:   
  
83-021-99-0001-000 83-022-01-0004-003 83-022-01-0007-001 83-021-99-0002-000 
83-022-01-0005-005 83-022-01-0008-003 83-022-01-0003-004 83-022-01-0006-001 
83-023-99-0005-000 

 
Please address any written comments to the Van Buren Township Planning Commission at, 46425 Tyler 
Road, Van Buren Township, MI  48111 or via e-mail at rakers@vanburen-mi.org.  Written comments will be 
accepted until 4:00 p.m. on the hearing date.  All materials related to these public hearing requests are 
available for public inspection at the Van Buren Township hall prior to the hearing. 
 
Van Buren Township will provide necessary reasonable auxiliary aides and services to individuals with 
disabilities who are planning to attend.  Please contact Van Buren Township hall at 734-699-8913 at least 
seven (7) days in advance of the meeting if you need assistance. 
 
Posted:   February 22, 2018 
Published: February 25, 2018 

mailto:rakers@vanburen-mi.org


 
 
 

CHARTER TOWNSHIP OF VAN BUREN 
PLANNING COMMISSION 

PUBLIC HEARING 
 

Notice is hereby given that the Charter Township of Van Buren Planning Commission will hold public 
hearings on Wednesday, March 14, 2018 at 7:30 p.m., in the Board of Trustees Room, 46425 Tyler Road, 
Charter Township of Van Buren, Wayne County, Michigan regarding the following items: 
 

1. Proposed amendments to the Charter Township of Van Buren’s Zoning Ordinance  modifying the 
required setbacks for detached accessory buildings greater than 768 square feet and for detached 
accessory buildings in commercial or industrial zoning districts; modifying the approval process for 
non-residential detached accessory buildings in non-residential districts; modifying the requirement 
for detached accessory buildings to have concrete floors and ratwalls in the agricultural district; and 
modifying the lot coverage requirements by creating an exception for detached sheds 120 square 
feet in area or less in residential and agricultural districts. 
 

2. Proposed amendments to the Township’s Future Land Use Map in the Township’s Master Plan to 
change the future land use designation of the following properties known as the Harold Smith Farm 
(50015 Michigan Avenue, Van Buren Township, MI  48111) from Low Density Single Family 
Residential B (15,000 square feet) to Light Industrial:   
  
83-021-99-0001-000 83-022-01-0004-003 83-022-01-0007-001 83-021-99-0002-000 
83-022-01-0005-005 83-022-01-0008-003 83-022-01-0003-004 83-022-01-0006-001 
83-023-99-0005-000 

 
Please address any written comments to the Van Buren Township Planning Commission at, 46425 Tyler 
Road, Van Buren Township, MI  48111 or via e-mail at rakers@vanburen-mi.org.  Written comments will be 
accepted until 4:00 p.m. on the hearing date.  All materials related to these public hearing requests are 
available for public inspection at the Van Buren Township hall prior to the hearing. 
 
Van Buren Township will provide necessary reasonable auxiliary aides and services to individuals with 
disabilities who are planning to attend.  Please contact Van Buren Township hall at 734-699-8913 at least 
seven (7) days in advance of the meeting if you need assistance. 
 
Posted:   February 22, 2018 
Published: March 1, 2018 

mailto:rakers@vanburen-mi.org






. . . . . . . . . 
 

Memo 

TO:    Van Buren Township Planning Commission 
FROM:  Ron Akers, AICP - Director of Planning and Economic Development 
RE:  Review of Temporary Land Use Request #TLU18-001 – Phantom Fireworks 
   
DATE:    February 9, 2018 
 
 
Phantom of Michigan, Inc. is requesting a Temporary Land Use permit for a tent sale of fireworks at the 
Lakewood Shopping Plaza at 2095 Rawsonville Road.  The use is proposed to be from June 22, 2018 
through July 4, 2018, 10:00 a.m. to 10:00 p.m.  Per the Zoning Ordinance, temporary uses that operate 
for more than seven (7) consecutive days require Planning Commission approval.   
 
Under Section 7 of Michigan Public Act 256 of 2011, local units of government are limited in their ability 
to regulate the sale of fireworks within their communities.  The Michigan Attorney General has issued an 
Opinion on this section of the Act (Opinion #7266), which states, “so long as the local ordinance does not 
prohibit fireworks vendors from undertaking their commercial operations in any way that other vendors 
may undertake their operations, the ordinance is not preempted by the Act.”  Therefore, fireworks 
vendors are subject to the same Zoning Ordinance regulations as any other temporary land use. 
 
In reviewing past applications for this temporary land use, 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 site currently has 877 public parking spaces, 31 of which are handicapped reserved.  The tent, 
portable storage container, and surrounding space will only remove approximately 39 regular parking 
spaces, the site will still have adequate parking while the temporary land use is ongoing. 
 
2. Adequate drainage  
The site is in an existing parking lot that already has storm water drainage.  The tent and storage 
container will not affect the amount of impervious surface or water that would be diverted into the 
storm system.   

 
3. Compatibility with surrounding land uses  
The proposed use is retail sales in a parking lot of an existing shopping plaza.   Therefore, the uses are 
compatible.   

 
4. Size, height, and type of construction of proposed buildings and structures in relation to 

surrounding site  
The tent and portable storage container are temporary in nature and tent sales regularly take place in 
parking lots, so no impacts are expected to the surrounding sites.  

 



  
5. Sufficient setbacks from road right-of-ways and lot lines  
The sales area is setback 50 feet from the right-of-way of the South I-94 Service Drive and 30 feet from 
the adjoining outlot of the plaza to the east. 

 
6. Adequate utilities  
Phantom will supply its own electrical generation.  The generator and electrical hook-up will be inspected 
to ensure compliance with National Fire Protection Association requirements.   

 
7. Trash disposal and site clean-up  
Phantom will be responsible for all trash disposal and site clean-up in relation to their agreement with 
Schostak Brothers and Company, managing agent for Lakewood Shopping Center.   

 
8. Sanitary facilities  
Due to the short nature of the customer shopping, no sanitary facilities will be provided. 

   
9. Hours of operation 
From 10:00 a.m. to 10:00 p.m.  Although Van Buren Township has a Fireworks Ordinance (adopted in 
1986) which requires fireworks sales to conclude at 9:00 p.m., Act 256 preempts this requirement as 
there is no restriction on the hours of operation for other temporary uses.  However, we are not aware of 
any complaints with Phantom closing at 10:00 p.m. in previous years, so the hours of operation are 
reasonable.   

 
10. Outdoor light and signs  
No exterior lights are provided.  Interior lights will be hung by the tent company.  The Zoning Ordinance 
permits one (1) 32 sq. ft. temporary sign for a period not to exceed 30 days.  Phantom requests a banner 
to measure 5’ x 16’ (80 sq. ft.).  Phantom’s temporary signage must comply with the Zoning Ordinance 
before it obtains a sign permit from the Building Department. 

 
11. Other licenses and permits required  
A current Consumer Fireworks Retail Facility: Non-Permanent license must be provided by the applicant 
prior to the establishment of the temporary use.  The Van Buren Fire Marshall shall be separately issuing 
a review letter. 

   
12. Potential noise, odor, dust, and glare  
The proposed temporary use should not increase the noise, odor, dust of glare from their use.   

 
13. Fire lanes, fire protection, and security  
The Van Buren Fire Marshall shall review the application for adequacy of fire lanes and fire protection.  
The site will be staffed with 3-6 employees during open hours.  During non-operating hours, all products 
will be returned to their fire-proof storage unit and locked up until the materials are returned for 
redisplay the following day.   

 
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 property owner will be responsible for ensuring the site is returned to its pre-sale condition.   

 
16. Other concerns which may impact the public health, safety, or general welfare  
There are no additional concerns; however, the applicant is subject to the regulations of Act 256 and 
applicable regulations of the Fire Department. 
 
Recommendation  
This will be the sixth (6) year that Phantom has operated at this location, and I am not aware of any 
complaints or issues that have taken place in the previous years.  Based on this review dated February 9, 
2018 and the review of the Fire Marshall dated January 17, 2018, I recommend approval of this 
application subject to the following three (3) conditions: 
 
1. That the applicant obtains approval from the Van Buren Township Fire Marshall.   
2. That the applicant provide the Township with a current Consumer Fireworks Retail Facility: Non-

Permanent license prior to the establishment of the temporary use. 
3. That all proposed signage comply with the Zoning Ordinance. 
 
 





































 

. . . . . . . . . 
 

Memo 

TO:    Planning Commission  
FROM:  Ron Akers, AICP 
  Director of Planning and Economic Development 
RE:  17-024 Harold Smith Farm Future Land Use Map Amendment 
 
DATE:    February 9, 2018 
 
 
The statutory 42 day comment and review period for the Master Plan amendment has ended.  
We have received comment from only one of the notified public agencies and I have attached 
that letter to this memo.  The next step in the amendment process is for the Planning 
Commission to make a motion to schedule a public hearing for the amendment to the 
Township’s future land use map.  If the Planning Commission decides to move forward we will 
schedule the public hearing for March 14, 2018.  I have attached to this memo a revised 
timeline, the plan distribution letter sent to the public agencies, the mailing labels of the 
public agencies which were mailed the notice, and a response we received from the Ann Arbor 
Transit Authority.  I look forward to further discussion on this issue. 
 

 



 

Memorandum 
 
TO:  Van Buren Township Planning Commission 
 
CC:  Ron Akers, AICP, Director of Planning & Economic Development 
  Matthew Best, M.S., Deputy Director of Planning & Economic Development 
 
FROM:  Patrick Sloan, AICP; Senior Principal Planner 
  Deanna Dupuy; Assistant Planner 
 
SUBJECT: Proposed Master Plan Amendment for Harold Smith Property 

 
DATE:  November 8, 2017 
 
 
 
Van Buren Township recently received a rezoning application from We have reviewed the application by Ben 
Griffin (“applicant”) on behalf of Harold Smith Trustee and Authorized Owners (“owner”) to rezone 9 parcels from 
R-1C (Single Family Residential) to M-1 (Light Industrial), which are illustrated in our rezoning review letter of 
August 1, 2017.  These 9 parcels are located in a triangular area bounded on the north side by Michigan Ave., on 
the south side by Conrail railroad, and on the east side by a single-family residential area.  While we stated that 
the proposed rezoning is not supported by the current Township Master Plan, we acknowledge that the Master 
Plan should be reviewed to determine if there is a sufficient amount of industrial-planned and –zoned land to 
accommodate future demand while still preserving the character of the community that is residential, commercial, 
and rural character. 
 
Van Buren Township has recently experienced a high demand for new industrial development and expansions of 
existing industrial land uses.  Recently approved industrial site plans include L&W Engineering, Bayloff Industries, 
Constellium, Contractor’s Steel, Costco, Ashley Capital, Denski Warehouse, Mayser Polymer, and Continental 
Canteen.  Additionally, a site plan for Ashley Capital Crossroads North is currently under review by the Township.  
With the continued economic growth of the region and Van Buren Township’s proximity to I-94, I-275, and 2 major 
airports, we expect demand for industrial development to continue in the township.   
 
As part of the general update to the Master Plan that has recently been initiated, we are still in the process of 
generating an inventory of large vacant parcels that are planned and/or zoned for industrial use.  Some of these 
large areas are reserved for future expansion by the current owner/user, making it unmarketable for a new user.  
Other areas are not suitable for development because they may contain significant wetlands.   
 
Given the increasing demand for industrial land and the above limitations on some of the existing industrial-zoned 
areas, it is critical for the Township to identify if there are other areas not already zoned or planned for industrial, 
that are suitable for future industrial development.  The following are the specific criteria that often indicate if an 
area is suitable for industrial development: 
 
 
 



 

Future Land Use Plan- Industrial Development 2 
November 8, 2017 

1. Size.  Large contiguous areas that are vacant. 
2. Convenient Access.  Areas located along major corridors and near expressway interchanges.  The 

proximity of rail is also a consideration. 
3. Utilities.  Areas connected to (or have potential to be connected to) existing water and sewer services. 
4. Residential Protection.  Areas that are either separate from residential uses or have sufficient area to 

provide an adequate buffer. 
 
Using these criteria, we have so far identified two significant areas of the Future Land Use Map that may be 
suitable for an industrial future land use classification: 1) the Harold Smith property at the intersection of Michigan 
Avenue and the Conrail Railroad; and 2) the vacant area northeast of the I-94 and Haggerty Road interchange.  
The following are our recommendations to insure that at these sites, the Future Land Use Plan reflects the areas’ 
highest and best use: 
  

 Area at Michigan Avenue and the Conrail Rail Road. This is zoned and planned for Single Family 
Residential (R1-C) and planned for Low Density Single Family (B).  We recommend amending the Future 
Land Use Map classification of this site to Light Industrial, provided there is a residential protection buffer 
(similar to the industrial sites to the south and east).  Please refer to the attached draft of the Future Land 
Use Map.  

 Vacant area northeast of I-94 and Haggerty Road interchange, which is south of I-275.  Although 
this site is zoned M-1, it is classified as Office Research on the Future Land Use Map.  While a change to 
the Future Land Use Map is not imminent in this area, we recommend further review during the Master 
Plan process to determine if an industrial Future Land Use designation is appropriate.  

 
If the proposed changes to the Future Land Use Plan and attached map are acceptable, we recommend 
distributing it to surrounding communities and required agencies for review pursuant to the Michigan Planning 
Enabling Act.  If you have any questions or comments in the meantime, please let us know.  Thank you. 
 
 
 
 
 
 
 



 
 

46425 Tyler Road, Van Buren Twp., MI 48111-5217 Website: vanburen-mi.org 
Telephone 734-699-8900    Fax 734-699-5213 

January 11, 2018 

 

Ben Griffin 

Dearborn Real Estate 

24442 Michigan Avenue 

Dearborn, MI  48124 

 

RE: Case 17-024 Master Plan Amendment Harold Smith Farm Future Land Use Projected 

Timeline 

 

Mr. Griffin,  

 

The following is a revised projected timeline for the amendment to the Township’s Future Land Use Map 

if everything is approved in a timely manner by the required boards and commissions: 

 

October 25, 2017:  Introduction to the Planning Commission.  Planning Commission considers 

submitting notice of intent to plan. 

October 30, 2017: Notice of Intent to Plan Sent Out 

November 8, 2017: Planning Commission acts to submit the proposed plan amendments to the 

Township Board.  

November 20, 2017: Township Board work study. 

November 21, 2017: Township Board approves plan distribution. 

December 26, 2017: Notices for 42 day comment period sent out. 

February 14, 2018: Planning Commission moves to decide to hold a public hearing. 

March 14, 2018: Planning Commission holds public hearing.  Votes to adopt Master Plan 

amendment. 

April 2, 2018:  Township Board Workstudy 

April 3, 2018  Township Board decision. 

April 6, 2018:  Notice of adoptions sent out. 

April 25, 2018: Public Hearing for Rezoning of property.  Recommendation made by the 

Planning Commission. 

May 14, 2018:  Township Board Workstudy 

May 15, 2018:  Township Board 1st reading of Ordinance amendment 

June 5, 2018:  Township Board 2nd reading. 

 

 

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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Memo 

TO:    Planning Commission 
FROM:  Ron Akers, AICP 
  Director of Planning and Economic Development 
RE:  Detached Accessory Building – Zoning Ordinance Amendment 
 
DATE:    February 9, 2018 
 
 
Attached to this memo are the changes to the Zoning Ordinance regarding detached accessory 
buildings, the public hearing notice which was posting in the Belleville Independent on January 
25, 2018, and the December 22, 2017 memo describing the proposed changes.  After the 
scheduled public hearing the Planning Commission can make a recommendation to the 
Township Board of Trustees regarding this Zoning Ordinance amendment.  I look forward to 
further discussion on this matter. 
 

 



Chapter 1 Accessory Structures and Uses 
Accessory structures and uses shall comply with the following regulations: 
 

 General Requirements 
All accessory structures, buildings and uses shall be subject to the following regulations except as 
otherwise permitted in this Ordinance: 
 

(A) Timing of Construction.  No accessory structure, building, or use shall be constructed or 
established on a parcel unless there is a principal building, structure or use being legally 
constructed or already established on the same zoning lot. 

 
(B) Site Plan Approval.  If site plan approval is required for the principal use, then site plan 

approval shall also be required for accessory structures, buildings, and uses.  The site plan shall 
indicate the location of all proposed accessory structures and uses, the existing grade and 
proposed finished grade, and all other information necessary to review the plan for 
conformance to the regulations of this Section. 

 
(C) Nuisances.  Accessory buildings, structures and uses such as household animal enclosures, dog 

runs, central air conditioning units, heat pumps, and other mechanical equipment that could 
produce noise, odors, or other nuisances shall not be located adjacent to an adjoining property 
owner’s living or sleeping area or public area where windows and/or doors would be exposed 
to the nuisance. 

 
(D) Act 347.  When applicable, all accessory buildings shall be constructed entirely in accordance 

with the Soil Erosion and Sedimentation Control Act, Act 347 of the Public Acts of 1972, as 
amended. 

 
(E) Sanitary Code.  When applicable, all accessory buildings shall be built in accordance with the 

County sanitary code and be located so as not to infringe on an existing septic tank filter field 
or preclude the adequate area which may be required for a replacement septic tank filter field 
in the future. 

 
(F) Located on the Same Lot as the Principal Building.  Accessory buildings and structures must 

be located on the same lot as a principal building and occupied by or devoted exclusively to an 
accessory use, including, but not limited to, a private garage.  Agricultural buildings located on 
a farm are exempt from this requirement. 

 

 Accessory Structures and Buildings – All Districts 
Unless otherwise specifically provided in this Ordinance, the following regulations shall apply to 
accessory structures or buildings in all zoning districts: 
 

(A) Dimensional Regulations.  Unless explicitly permitted elsewhere in this Ordinance, accessory 
buildings and structures shall meet the following requirements: 

  



Table 13:  Dimensional Regulations of Accessory Buildings and Structures 
 Attached 

Accessory 
Buildings 

Detached Accessory Buildings Detached Accessory 
Structures (Non-Building) 

Location Same as principal 
building. 

Permitted in side or rear yard only, unless explicitly 
permitted elsewhere in this Ordinance. 

Permitted in side or rear 
yard only, unless explicitly 
permitted elsewhere in 
this Ordinance. 

Minimum 
Setbacks 

Same as principal 
building. 

1. Zoning Distrct Regulations: 
i. In the AG, R-1A, R-2A, R-1B, R-1C, RMH and RM 

districts and for residential uses in non-
residential districts:  5 ft. setback from side or 
rear lot line. On double frontage or corner lots, 
detached accessory buildings shall comply with 
front yard setbacks on all street frontages. 

1.ii. In all other districts, except as otherwise 
specified:  A detached accessory building shall 
meet the same setbacks required for principal 
buildings in the district. 

2. Detached accessory buildings (768 sq. ft. floor area):  
10 ft. from the principal structure. 

3. Detached accessory buildings (768 sq. ft. floor area):  
24 ft. from the principal structure., or a distance 
equal to the longest length of the accessory building, 
whichever is greater. 

 

Maximum 
Height 

Maximum height 
permitted for a 
principal building, 
or height of the 
principal building, 
whichever is less. 

1. R-1A, R-2A, R-1B, R-1C, RM, Districts: See Footnote 
(1)(1) below.  The maximum height may be increased 
by 2 feet on lots 1 acre in area or larger. 

2. AG District:  20 ft.  The maximum height may be 
increased by 2 feet on lots 1 acre in area or larger. 

3. All other districts:  Maximum height permitted by 
Error! Reference source not found.Article 4. 

1. R-1A, R-2A, R-1B, R-1C, 
RM Districts:  14 ft. 

2. AG District:  20 ft. 
3. All other districts:  Max. 

height permitted by 
Error! Reference source 
not found.Article 4. 

Maximum 
Lot 
Coverage 

Same as principal 
building. 

1. Shall be included in computations to determine 
compliance with maximum permitted lot coverage 
for the zoning district. 

2. The maximum lot coverage of all detached accessory 
buildings on any lot shall be the lesser of the 
following: (see shed exceptions in section 
7.202(D)(3)) 

a. 4,800 sq. ft.; or 
b. the maximum area permitted by the lot coverage 

standards in Error! Reference source not 
found.Article 4; or 

c. the area of the parcel (in acres) multiplied by 1,280, 
subject to Section 1.102(D)(2)Section 7.202(D)(2).   

3. For agricultural buildings located on a farm of at least 
10 acres in the AG district, the lot coverage of all 
agricultural buildings may exceed the lot coverage 
limits above, provided the lot complies with the lot 
coverage standards of the zoning district. 

4. For non-residential uses in a non-residential zoning 
district, the Planning Commission may permit the lot 
coverage of all detached accessory buildings to 

If 30 inches or higher 
above grade, shall be 
included in computations 
to determine compliance 
with maximum permitted 
lot coverage for the zoning 
district. 
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exceed the lot coverage limits above via special land 
use approval, provided the lot complies with the lot 
coverage standards of the zoning district. and the 
application meets the special land use requirements 
of Section 12.306.  The approval process for a 
detached accessory building that exceeds the lot 
coverage limits shall be the same as the approval 
process for the principal use to which the detached 
building is accessory. 

 
Example:  Detached accessory buildings on a 1.5 acre lot would be 
permitted to cover no more than (1.5 x 1,280) = 1,920 sq. ft., subject 
to the maximum permitted lot coverage for the zoning district. 

 
Table 3 Footnotes: 

(1) Except as otherwise permitted in this Ordinance, the maximum permitted height of detached 
accessory buildings in single-family and multiple-family residential districts shall be as listed in the 
following table: 

Roof Pitch Maximum Height 

4/12 – 6/12 14 feet 

6.01/12 – 8/12 16 feet 

>8/12 17 feet 

 
(2) All detached accessory buildings shall have a roof with a minimum pitch of 4/12.  Flat roofs and 

roofs with a pitch less than 4/12 are prohibited; however, a shallower roof pitch may be permitted 
to exactly match the roof pitch of the principal structure. 

 
(B) Appearance and Materials.  Accessory structures and buildings shall meet the following 

standards: 
 

(1) Appearance.  Accessory structures and buildings shall be designed and constructed to be 
compatible with the design and construction of the principal building on the site.  
Compatibility includes similarity of architectural features including, but not limited to, 
roof pitch, windows, facades, and building material appearance.  Accessory buildings 
attached to a single family dwelling shall also comply with the Single Family Residential 
Architectural Design Standards included in Error! Reference source not found.Section 
5.115 of this Zoning Ordinance. 

 
(2) Concrete Floor and Rat Wall.  Any accessory building located on a single family residential 

zoned lot with a lot area less than 2.5 acres, or on an agricultural zoned lot with a lot area 
less than 2.5 acres and with a residential principal use, shall have a concrete floor or pad 
and a rat wall. 

 
(C) Specific Requirements for Attached Accessory Structures and Buildings.  Accessory structures 

and buildings which are attached to the principal building or structure via a completely 
enclosed area with a finished floor or via shared wall construction (an unenclosed breezeway is 
not a sufficient attachment) shall be considered part of the principal building or structure, and 
shall meet all requirements of this Ordinance for the principal building or structure, except to 
the extent the requirements are inconsistent with Section 1.102(A)Section 7.202(A). 

 



(D) Specific Requirements for Detached Accessory Buildings.  Detached accessory buildings shall 
comply with the following: 

 
(1) Scenic Lots.  On a scenic lot, a detached accessory building may be erected on the street 

frontage of the lot except that the required setback from the street frontage shall be a 
minimum of 35 feet. 

 
(2) Detached Garages and Sheds on Smaller Smaller than 18,000 Square Foot Lots.  It is the 

intent of this Ordinance to permit each single family residential dwelling unit to have a 
detached garage. and a detached shed.  The detached accessory building lot coverage 
regulations in Section 1.102(A)Section 7.202(A) limit the floor area of detached accessory 
buildings, including detached garages.   

 
In order to permit detached garages on lots smaller than 18,000 square feet, a principal 
single family residential dwelling unit without a garage (either attached or detached) may 
be permitted to construct a detached garage up to 528 square feet in floor area and a 
detached shed up to 120 square feet in floor area, provided that all other requirements of 
this Ordinance are met. 

 
(3) Detached Shed Exemptions.  In residential and agricultural districts, one (1) detached 

accessory building of up to one hundred twenty (120) square feet may be permitted in 
addition to the permitted lot coverage as described in Section 7.202(A).  No permit shall 
be required for an accessory building of one hundred twenty (120) square feet or less, but 
the accessory building will still be required to meet the setback, height, and location 
standards in Section 7.202(A) and all other applicable standards of this ordinance. 

 
(3)(4) Lot Coverage.  All detached buildings, except as otherwise specificed, shall be 

considered when calculating compliance with the permitted lot coverage as described in 
Section 1.102(A)Section 7.202(A). 

 

 Accessory Structures or Buildings - Residential and Agricultural 
Districts 

The following regulations shall apply to accessory structures or buildings located in Residential and 
Agricultural zoning districts (including R-1A, R-2A, R-1B, R-1C, RM, and AG Districts). 
 

(A) Use of Accessory Structures.  Attached and detached accessory structures in Residential 
Districts shall not be used as dwelling units or for any business, trade, profession, or 
occupation. 

 
(B) Prohibited Accessory Structures.  The following accessory structures and buildings are 

prohibited in Residential and Agricultural Zoning Districts: 
 

(1) Accessory buildings and structures which are principally constructed of clear plastic, glass, 
or membrane type materials shall be prohibited in Residential Districts, except as 
specifically permitted under Section 1.103(E)Section 7.203(E). 

 
(2) Temporary carports. 
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(C) Permitted Yard Encroachments.  The following accessory structures and buildings may be 

constructed in yard setbacks in Residential Districts, subject to the following requirements: 
 

(1) Open Decks, Paved Terraces and Patios in the Rear Yard Setback.  Open decks, paved 
terraces and patios which have no roof or other projections above any required railing 
and which are at or below the finished first floor level of the building may encroach up to 
ten (10) feet into the required rear yard setback area on any lot, provided that in no case 
may any paved terrace, patio, deck, or other similar structure be located closer than 25 
feet a regulated wetland(s) or a detention pond or non-regulated wetland as shown on an 
approved site plan. 

 
(2) Open Decks, Paved Terraces and Patios in the Front Yard Setback.  Open decks, paved 

terraces, and patios which are at or below the finished first floor level of the building may 
encroach up to six (6) feet into the required front yard setback area on any lot, provided 
that in no case may any paved terrace, patio, deck, or other similar structure be located 
closer than 25 feet a regulated wetland(s) or a detention pond or non-regulated wetland 
as shown on an approved site plan.  Open decks, paved terraces, and patios that encroach 
into the required front yard setback area may have a required railing and a be covered 
with a roof that is no higher than the first story and does not encroach more than 6 feet 
into the front yard setback area.  Any deck, terrace or patio that encroaches into the front 
yard setback must remain open and shall not be enclosed. 

 
(3) Landscaping, Garden, and Retaining Walls.  Landscaping, garden, and retaining walls 

raised three feet or less above the finished grade may be located in a yard setback. 
 

(4) Architectural Features.  Architectural features such as steps may be permitted to 
encroach into required yards in accordance with Error! Reference source not 
found.Section 7.118. 

 
(5) Swimming Pools.  Swimming pools may be located in required yard setback subject to the 

requirements in Error! Reference source not found.Section 7.206. 
 

(6) Walls, Fences, and Other Protective Barriers.  Walls, fences, and other protective barriers 
may be located in a yard setback pursuant to Error! Reference source not found.Section 
7.205. 

 
(D) Flagpoles.  Flagpoles shall not exceed 35 feet in height, and may be located in any required 

yard setback. 
 

(E) Greenhouses.  Greenhouses in Residential Districts shall be used only for agricultural or 
horticultural purposes and shall not be used as storage facilities.  Greenhouses are exempt 
from the requirements in Section 1.103(B)Section 7.203(B), but shall meet all other 
requirements of this Article 1, Chapter 1Article 7, Chapter 2. 

 
(F) Carports.  In the case of attached condominiums or apartments, carports may be located in 

the front yard provided they are not located in a front yard setback area. 
 



 Accessory Structures or Buildings - Non-Residential Districts and 
Non-Agricultural Districts 

 
(A) Decks, Patios, and Porches.  Decks, patios, porches and other similar structures shall not 

encroach into required setbacks, buffers or greenbelts. 
 

(B) Walls, Fences, and Other Protective Barriers.  Walls, fences, and other protective barriers 
shall comply with Error! Reference source not found.Section 7.205. 
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Memo 

TO:    Planning Commission 
FROM:  Ron Akers, AICP 
  Director of Planning and Economic Development 
RE:  Accessory Structure Zoning Ordinance Modifications 
 
DATE:    December 22, 2017 
 

 
Over the last several months there have been a few issues raised regarding the accessory structure 
standards of our Zoning Ordinance.  There have been a few examples which I can touch on further at 
the meeting.  Based on some of these situations I have drafted some proposed changes to this section 
of the Zoning Ordinance.  These changes are as follows: 
 

A. Minimum Setbacks:  Our Zoning Ordinance does not currently differentiate between the 
minimum required setbacks for accessory buildings for residential/agricultural use and 
commercial/industrial uses.  Commercial/industrial uses have a tendency to be larger in size 
and have more activity than a traditional residential or agricultural use.  This proposed change 
in section 1 allows for the more flexible five (5) foot setback in residential/agricultural 
situations and requires that detached accessory buildings in non-residential districts meet the 
same setbacks as principal buildings. 
 
The other change is with regards to the removal of the requirement for larger accessory 
buildings to be setback from the principal building a distance equal to the longest length of the 
accessory building.  This provision has created a few issues in commercial and industrial 
situations where the required setback was so significant (100+ feet on one particular occasion) 
that a project was unable to move forward without a variance.  Additionally, I can find no 
reason for this provision aside from aesthetics.  I am proposing that the setback for the larger 
buildings (larger than 768 sf) simply be the existing minimum which is 24 feet.  This allows for 
vehicular access and sufficient space on all sides of the building in the event of a fire. 

 
B. Approval Process for Accessory Buildings Which Exceed the Lot Coverage Requirements in 

Non-Residential Districts.  This section was added when we updated our Zoning Ordinance and 
was mainly to address some of the situations over the past few years which have required 
variances (i.e. Menards & Costco).  The strategy we used was to require these accessory 
buildings which exceeded the lot coverage size to obtain a special use permit from the 
Township Board.  Special use permits are generally used for uses and building which have the 
ability to fit within a particular zoning district, but are given special consideration due to their 
potential for negative impacts on adjacent properties.  It is due to this that the Zoning Enabling 
Act gives us the ability to place reasonable conditions on special uses outside of the Zoning 
Ordinance and we can require special uses to meet a higher approval standard.  The change I 
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am proposing will change the approval process for these accessory buildings which exceeds the 
lot coverage requirements.  If the building is accessory to a use/building that is a permitted 
use, then the approval process will be the same as a permitted use (site plan review), but if the 
building is accessory to use/building that is a special use, then the accessory building will 
require special use approval.  The reason for the change is that under the current rule there are 
situations where we can require special use approval for the accessory building when the main 
building which is larger and more significant only requires site plan review.  For industrial and 
commercial developments this can create a standard in which the higher standard of approval 
may be inappropriate for the improvement. 
 

C. Concrete Floor and Rat Wall In Agricultural Districts.  The requirement of have a concrete 
floor and rat wall for detached accessory buildings is necessary to prevent the spread of 
rodents in higher density areas.  It is less common to see these type of issues in agricultural 
areas.  In addition, it is far more common for a detached shed or pole building either be placed 
on skids or have a dirt floor in these less dense areas.  This is an issue we deal with regularly at 
the counter and due to this we are recommending this change. 

 
D. Detached Shed Exemptions.  Under these changes we are proposing to create an exemption to 

the lot coverage requirements of the district to allow a detached accessory building up to 120 
square feet (10’ x 12’) to be permitted in addition to the permitted lot coverage.  The reason 
for this changes is simply that we get regular requests to place sheds on properties which have 
already exceeded their lot coverage under our rules.  We made an effort to address this in the 
update to our Zoning Ordinance by adding a provision for lots smaller than 18,000 square feet 
to have a two car garage and a shed.  One of the challenges we faced in implementation was 
that the accessory building lot coverage of lots slightly larger than 18,000 square feet (which 
was not able to take advantage of the standard) created an unequal situation.  This is intended 
to provide a solution which is equitable.   

 
The other standard that was added was a clarification regarding whether or not we require a 
building permit for sheds below a certain size.  Currently, the long standing practice of the 
building department was to not require a permit for detached accessory buildings under the 
minimum size allowed by the building code (200 square feet).  This has created confusion over 
the years as it is not consistent with the Township’s Zoning Ordinance.  This text amendment 
proposes that we do not require a building permit for detached accessory buildings 120 square 
feet or less and clarifies that even though we do not require a building permit, the shed will still 
be required to meet all of the applicable standards of the Zoning Ordinance. 
 
Please feel free to contact me if there are any questions and I look forward to further 
discussion regarding these items. 

- 
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