
CHARTER TOWNSHIP OF VAN BUREN 
PLANNING COMMISSION AGENDA 

Wednesday, May 23, 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 May 9, 2018.  
      
CORRESPONDENCE:  
 
PUBLIC HEARING: 
 
UNFINISHED BUSINESS:   
 
NEW BUSINESS:  
 
ITEM #1:  CASE 18-006 – SITE PLAN AMENDMENT  
 
TITLE:  THE APPLICANT, GILBERT HOMES, IS REQUESTING AN AMENDMENT TO THE 

APPROVED SITE PLAN FOR THE TOWNSEND PARK/VICTORIA PARK 
DEVELOPMENT TO ALLOW FOR ADDITIONAL ELEVATIONS TO BE CONSTRUCTED 
IN THE SUBDIVISION.    

 
LOCATION:  Townsend/Victoria Park is located at on the northeast corner of Ecorse and 

Morton Taylor Roads.   
 

ACTION ITEMS:         A.  Presentation by the applicant 
B.  Presentation by Township staff. 
C.  Planning Commission discussion. 
D. Planning Commission considers the site plan amendment. 

 
ITEM #2:  CASE 18-007 – SITE PLAN AMENDMENT  
 
TITLE:  THE APPLICANT, GILBERT HOMES, IS REQUESTING AN AMENDMENT TO THE 

APPROVED SITE PLAN FOR THE ARLENE ARBORS DEVELOPMENT TO ALLOW FOR 
ADDITIONAL ELEVATIONS TO BE CONSTRUCTED IN THE SUBDIVISION.    

 
LOCATION:  Arlene Arbors is located at on south side of Savage Road just east of the City of 

Belleville city limits.   
 

ACTION ITEMS:         A.  Presentation by the applicant 
B.  Presentation by Township staff. 
C.  Planning Commission discussion. 
D. Planning Commission considers the site plan amendment. 

 
 
 



ITEM #3:  CASE 18-008 – TEMPORARY LAND USE APPROVAL  
 
TITLE:  THE APPLICANT, ANGRY TIGER FIREWORKS, IS REQUESTING TEMPORARY LAND 

USE APPROVAL FOR A TEMPORARY FIREWORKS TENT SALE. 
 
LOCATION:  41001 E. Huron River Drive.  The property is located at the southwest corner of 

Haggerty Road and E. Huron River Drive.   
 

ACTION ITEMS:         A.  Presentation by the applicant 
B.  Presentation by Township staff. 
C.  Planning Commission discussion. 
D. Planning Commission considers the temporary land use approval. 

 
ITEM #4: CASE 17-026 – REVIEW AND COMMENT ON PROPOSED VARIANCE IN 

ASSOCIATION WITH SITE PLAN.   
 
TITLE:  THE APPLICANT, TIMOTHY SHAMMAS, IS REQUESTING REVIEW AND COMMENT 

ON A PROPOSED FRONT YARD SETBACK VARIANCE IN ASSOCIATION WITH A 
PROPOSED SITE PLAN FOR A GASOLINE FILLING STATION. 

 
LOCATION:  41001 E. Huron River Drive.  The property is located at the southwest corner of 

Haggerty Road and E. Huron River Drive.   
 

ACTION ITEMS:         A.  Presentation by the applicant 
B.  Presentation by Township staff. 
C.  Planning Commission discussion. 
D. Planning Commission offers review and comment. 

 
GENERAL DISCUSSION:  
 
ITEM #1:  PRESENTATION OF MASTER PLAN CITIZEN SURVEY  
 
ADJOURNMENT: 



CHARTER TOWNSHIP OF VAN BUREN 
PLANNING COMMISSION  

MAY 9, 2018 
MINUTES - DRAFT 

 
Chairperson Thompson called the meeting to order at 7:31 p.m.  
 
ROLL CALL:   
Present:  Franzoi, Jahr, Boynton, Kelley, Atchinson, Budd and Thompson. 
Excused:  None.    
Staff:  Director Akers and Secretary Harman.  
Planning Representatives:  Fishbeck Associate, David Potter.   
Audience:  Three (3). 
 
APPROVAL OF AGENDA: 
Motion Kelley, Boynton second to approve the agenda of May 9, 2018 as presented.   
Motion Carried. 
 
APPROVAL OF MINUTES:   
Motion Boynton, Kelley second to approve the regular meeting minutes of April 25, 2018 as 
amended with a spelling correction of the word “property” to “properly” in Item #4.  Motion 
Carried. 
 
NEW BUSINESS: 
 
ITEM # 1 17-036 – FINAL SITE PLAN APPROVAL 
 
TITLE: THE APPLICANT, CONSTELLIUM, IS REQUESTING FINAL SITE PLAN APPROVAL 

TO CONSTRUCT A 50,551 SQUARE FOOT ADDITION TO AN EXISTING 
INDUSTRIAL BUILDING AND TO CONSTRUCT A 20,000 SQUARE FOOT 
DETACHED ACCESSORY BUILDING FOR STORAGE. 

 
LOCATION: THE PROPERTY IS LOCATED AT 6331 SCHOONER DRIVE, VAN BUREN 

TOWNSHIP, MI  48111, WHICH IS ON THE SOUTH SIDE OF MICHIGAN AVENUE, 
EAST OF DENTON ROAD. 

 
Wayne Perry of Desine Engineering gave the presentation.   The applicant, Constellium, supplies 
structural aluminum parts to the auto industry.  Constellium is requesting to construct a 50,551 
square foot addition to an existing industrial building and construct a 20,000 square foot detached 
accessory building for storage.  The addition will match the existing industrial building, the parking lot 
will be reconstructed at the south end of the property and the storm water management system has 
been expanded to handle the increase. 
 
Director Akers presented his staff review letter dated 5-4-18 recommending final site plan approval 
with the following conditions: 

1. Approval conditioned upon the Township Board approving the Zoning Ordinance Amendment 
04-03-18 to amend the Zoning Ordinance to modify certain accessory building regulations. 

2. The Planning Commission approves the modified parking standard. 
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3. The Planning Commission approves the 20,000 square foot accessory building which exceeds 
the maximum lot coverage of 4,800 square feet. 

 
Dave Potter of Fishbeck Associates presented his review letter dated 5-3-18 recommending the final 
site plan approval, subject to the bulleted comments being satisfactorily addressed and reflected on 
the approved plans.   
 
Director Akers presented the Fire Department review letter dated 4-13-18 recommending approval 
with exceptions.  
 
Commissioners discussed the accessory structure fabric, whether the structure will be heated, 
accessory structure lighting and expansion of the detention basin and the relocation of the easement.  
The accessory structure is a steel frame bolted to concrete with a fabric overlay, there is no heat in the 
structure, lighting will be motion censored, the easement has been approved and recorded and the 
detention basin expansion was reviewed and approved by Wayne County. 
 
No questions from the audience. 
 
Motion Boynton, Kelley second to grant Constellium final site plan approval to construct a 50,551 
square foot addition to an existing industrial building and to construct a 20,000 square foot 
detached accessory building at 6331 Schooner Drive, Van Buren Township, MI 48111, located on the 
south side of Michigan Avenue, east of Denton Road, subject to the recommendations in the staff 
review letter dated 5-4-18 including 1) approval is conditioned upon the Township Board approving 
the Zoning Ordinance Amendment 04-03-18 to amend the Zoning Ordinance to modify certain 
accessory building regulations, 2) the Planning Commission approves the modified parking standard, 
3) the Planning Commission approves the 20,000 square foot accessory building which exceeds the 
maximum lot coverage of 4,800 square feet and the recommendations in the Fishbeck Associates 
review letter dated 5-3-18 and Fire Department review letter dated 4-13-18 .  Motion Carried.  
(Letters Attached) 
 
ITEM # 2 17-036 – TREE REMOVAL PERMIT APPROVAL 
 
TITLE: THE APPLICANT, CONSTELLIUM, IS REQUESTING TREE REMOVAL PERMIT TO 

CONSTRUCT A 50,551 SQUARE FOOT ADDITION TO AN EXISTING INDUSTRIAL 
BUILDING AND TO CONSTRUCT A 20,000 SQUARE FOOT DETACHED 
ACCESSORY BUILDING FOR STORAGE. 

 
LOCATION: THE PROPERTY IS LOCATED AT 6331 SCHOONER DRIVE, VAN BUREN 

TOWNSHIP, MI  48111 WHICH IS ON THE SOUTH SIDE OF MICHIGAN AVENUE, 
EAST OF DENTON ROAD. 

 
The applicant displayed the tree removal plan, most trees are removable species with the sixteen (16) 
trees required to be replaced included in the plan. 
 
No comments from the Commission or the audience. 
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Motion Kelley, Jahr second to grant Constellium the required tree removal permit to construct a 
50,551 square foot addition to an existing industrial building and to construct a 20,000 square foot 
detached accessory building for storage, subject to the findings in the staff review letter dated 5-4-
18 and the conditions herein.  Motion Carried.  (Letter Attached) 
 
GENERAL DISCUSSION:   
 
ADJOURNMENT: 
 
Motion Boynton, Kelley second to adjourn at 7:57 p.m.   Motion Carried. 
 

Respectfully submitted, 
 
 
Christina Harman 
Recording Secretary 







      

Memo 

 
DATE:    May 19, 2018 

TO:    Planning Commission 

FROM:  Ron Akers, AICP – Director of Planning & Economic Development 

 

RE:  SPR 18-006 Site Plan Amendment for Gilbert Homes regarding 

Architectural Elevations in the Townsend Park Subdivision.   

 

 
The applicant, Gilbert Homes, is requesting architectural approval for additional home plans 
and façade elevations for residential dwellings in the Townsend Park development.  There is an 
existing Planned Residential Development (PRD) Agreement in place for the property and a 
consent judgement entered in 2014.  
 
These plans are subject to the PRD agreement, and the standards of the Zoning Ordinance, 
specifically section 5.115 which addresses specific development standards for single family 
dwellings in site condominiums and subdivisions. 
 
The following is my review of the architectural plans based on the Zoning Ordinance and PRD 
agreement: 
 
Comments 
 
1. Site Plan 

The setbacks, as described in the approved site plan for the Townsend Park development, 
depict a front yard setback of 20’, a rear yard setback of 25’, and a required side yard 
setback of 5’.  The lots sizes in the development are approximately 50’ in width and 100’ in 
depth.   
 
The submitted plans depict the widths of 40’ and depths of 44’.  Based on this the provided 
plans have sufficient width and depth that will fit within the setbacks on the parcels in the 
Townsend Park development.   

 
2. Floor Area 

The PRD Agreement requires a minimum square footage of 1700 square feet.  The proposed 
floor plan for the home is 2,083 square feet.  Based on this the standard in the PRD 
Agreement has been met. 
 
 
 



          

3. Façade Elevations 
The Zoning Ordinance requires that a property meet the substantially different standard 
from neighboring properties.  The substantially different requirement can be achieved by 
varying three or more of the following criteria.   
 
(i) Roof style. Roof style is determined by location and orientation of the principal ridge line 
and adjacent sloping sections. Different roof styles include but are not limited to gable, 
reverse gable, Cape Cod, gambrel, hip, mansard and flat, etc.  

 
(ii) Roof pitch. Roof pitch is determined by measuring the ratio of vertical to horizontal units 
in the sloping segments of the principal section of the roof of a structure. Different roof 
pitches are three (3) or more vertical units in twelve (12) from each other including, for 
example, 6:12 and 9:12 or 8:12 and 11:12, etc.  

 
(iii) Exterior Material. Exterior material describes the material present area of structure. 
Different exterior materials include but are not limited to horizontal siding, vertical siding, 
shingles/shakes, brick, stone and stucco, etc.  
 
(iv) Location of Major Design Features Relative to Main Mass. Major design features 
include but are not limited to attached garages, porches, porticos, breeze-ways, gables, 
dormers and/or similar major features. Different locations of major design features relative 
to the main mass of a structure include but are not limited to in front of, beside, on top of, 
and/or in some other location relative to the main mass of the structure.  
 
(v) Location of Windows Doors Relative to Main Mass. Windows and doors on a structure 
can take on various configurations. Different location of windows and doors relative to the 
main mass of a structure include but are not limited to center door, off-center door and no 
door, with windows on either or both sides of and/or above the door.  
 
Based on the lots which are being purchased, the applicant can meet the substantially 
different requirement by providing three elevations which are different from one another.  
The applicant has provided this.  Upon review of these three separate elevations, the 
applicant has met this standard by varying the location of major design features relative to 
main mass, the roof style, and varying some of the exterior materials. 
 
Due to the location of the lots being purchased by the applicant, they would only need to 
provide three separate elevations to be compliant with the substantially different 
requirement.  This is why only three elevations have been provided. 
 

4. Building Materials 
The Zoning Ordinance requires that at least 50% of the total wall area of residential 
structures to be brick or stone.  The attached elevations show brick to the belt on all four 
sides.  Due to this the standard has been met. 
 



          

 
 

5. Side Entry Garages 
The Zoning Ordinance requires that a minimum of 30% of all structures within a subdivision 
or site condominium development have a garage door oriented to an area other than the 
front lot.  Allen Edwin originally submitted a plan in 2014 to demonstrate what lots would 
have side entry garages.  Based on this the lots that Gilbert Homes is purchasing which 
require side entry garages are lots, 62, 149, and 150.  Based on this they will need to submit 
the elevations with a side entry garage option. 

 
6. Other Considerations 
 
The applicant will be required to obtain architectural approval from the Home Owners 
Association (if they are anything other than the developer) for the proposed elevations.  The 
Township cannot withhold building permits until this is obtained, but it is still a required to 
construct homes in this subdivision.   
 
Recommendation 
 
If the applicant can provide the requested information as we have discussed and it is compliant 
with the applicable standards, staff can make the following recommendation: 
 
Based on the comments listed above and the additional requested documents, staff 
recommends that the Planning Commission approve an amendment to the site plan for the 
Townsend Park development in order to allow Gilbert Homes to construct homes consistent 
with the provided plans which depict elevations to be constructed on the remaining lots in the 
subdivision.  This approval should be based upon the staff review letter dated May 19, 2018 
and conditioned upon the following: 
 

1. Township Planning Staff shall review each application for a new single family home 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 Zoning Ordinance. 

2. The Planning Commission recommends that the applicant make efforts to obtain 
architectural approval from the Home Owners Association of Townsend Park if there is 
one. 

3. The applicant will need to provide elevations with side entry garage options to be 
reviewed administratively by Township staff. 

 
 
 
 
 



Townsend Park Elevation Approval Presentation for

Planning Commission



Townsend Park Lots:
61, 62, 83, 96, 97, 103, 115, 116, 149, 150

Gilbert Homes currently seeks Planning Commission approval for elevations to build 
ten new homes in the Townsend Park subdivision.



Gable Porch ElevationShort Porch Elevation

Long Porch Elevation



• Elevation Variation
 Three substantially different designs

 Short Porch Design (6 of 10 lots) features a 
short front porch, vertical siding above 
garage and on the large front gable, and a 
small window above the second floor 
(which the other elevations lack).

 Long Porch Design (3 of 10 lots) features a 
longer front porch, shake siding above the 
garage and on the large front gable.

 Gable Porch Design (1 of 10 lots) features a 
short front porch with a gable above the 
door, a small hip on the second story above 
the porch with a smaller window below 
(compared to a small gable and larger 
window on the other elevations), brick 
above the garage and horizontal siding on 
the large front gable.



Short Porch Elevation



Long Porch Elevation



Gable Porch Elevation



Questions?

Contact:
Gilbert Homes, Inc.

(248) 661-6022
gilberthomes@gmail.com

www.gilberthomebuilders.com

mailto:gilberthomes@gmail.com
http://www.gilberthomebuilders.com
















      

Memo 

 
DATE:    May 4, 2018 

TO:    Planning Commission 

FROM:  Ron Akers, AICP – Director of Planning & Economic Development 

 

RE:  SPR 18-007 Site Plan Amendment for Gilbert Homes regarding 

Architectural Elevations in Arlene Arbors Subdivision.   

 

 
The applicant, Gilbert Homes, is requesting architectural approval for one (1) additional façade 
elevation for residential dwellings in the Arlene Arbors development.  He has already been 
approved for three (3) other elevations in the subdivision.  Please keep in mind that the 
elevation is different, but the floor plans and sizes of the home will be the same as what was 
previously approved.  There is an existing Planned Residential Development (PRD) Agreement in 
place for the property which was approved in 1999.  
 
This plan is subject to the PRD agreement, and the standards of the Zoning Ordinance, 
specifically section 5.115 which addresses specific development standards for single family 
dwellings in site condominiums and subdivisions. 
 
The following is my review of the architectural plans based on the Zoning Ordinance and PRD 
agreement: 
 
Comments 
 
1. Site Plan 

The setbacks, as described in the approved site plan for the Arlene Arbors development, 
depict a front yard setback of 25’, a rear yard setback of 35’, and a required side yard 
setback of 10’.  The lots sizes in the development are approximately 70’ in width and 120’ in 
depth.   
 
The submitted plans depict the widths of 41’ and depths of 46’ 4”.  Based on this the 
provided plans have sufficient width that will fit within the setbacks on the parcels in the 
Arlene Arbors development.   

 
2. Floor Area 

The PRD agreement does not require dwelling square footages which are different from the 
Zoning Ordinance.  Due to this the minimum required home square footage is 1,800 square 
feet per the R1-A zoning district requirements.  The proposed floor plan for the home is 
2,068 square feet.  Based on this the standard in the Zoning Ordinance has been met. 



          

 
 

3. Façade Elevations 
The Zoning Ordinance requires that a property meet the substantially different standard 
from neighboring properties.  The substantially different requirement can be achieved by 
varying three or more of the following criteria.   
 
(i) Roof style. Roof style is determined by location and orientation of the principal ridge line 
and adjacent sloping sections. Different roof styles include but are not limited to gable, 
reverse gable, Cape Cod, gambrel, hip, mansard and flat, etc.  

 
(ii) Roof pitch. Roof pitch is determined by measuring the ratio of vertical to horizontal units 
in the sloping segments of the principal section of the roof of a structure. Different roof 
pitches are three (3) or more vertical units in twelve (12) from each other including, for 
example, 6:12 and 9:12 or 8:12 and 11:12, etc.  

 
(iii) Exterior Material. Exterior material describes the material present area of structure. 
Different exterior materials include but are not limited to horizontal siding, vertical siding, 
shingles/shakes, brick, stone and stucco, etc.  
 
(iv) Location of Major Design Features Relative to Main Mass. Major design features 
include but are not limited to attached garages, porches, porticos, breeze-ways, gables, 
dormers and/or similar major features. Different locations of major design features relative 
to the main mass of a structure include but are not limited to in front of, beside, on top of, 
and/or in some other location relative to the main mass of the structure.  
 
(v) Location of Windows Doors Relative to Main Mass. Windows and doors on a structure 
can take on various configurations. Different location of windows and doors relative to the 
main mass of a structure include but are not limited to center door, off-center door and no 
door, with windows on either or both sides of and/or above the door.  
 
Based on the lots which are being purchased, the applicant can meet the substantially 
different requirement by providing three elevations which are different from one another.  
The applicant has already provided this and wants to add an additional elevation to add an 
additional option for the subdivision.  Based on the previous approvals this standard has 
already been met.   
 

4. Building Materials 
The Zoning Ordinance requires that at least 50% of the total wall area of residential 
structures to be brick or stone.  This requirement has been met by the provided plans. 
 

5. Side Entry Garages 
The applicant has approved elevations which depict side entry garages.  This requirement 
has been met. 



          

 
6. Other Considerations 
The applicant will be required to obtain architectural approval from the Home Owners 
Association for the proposed elevations.  The Township cannot withhold building permits until 
this is obtained, but it is still a required to construct homes in this subdivision.   
 
Recommendation 
 
Based on the comments listed above staff recommends that the Planning Commission approve 
an amendment to the site plan for the Arlene Arbors development in order to allow Gilbert 
Homes to construct homes consistent with the provided plan which depict an elevation to be 
constructed on the remaining lots in the subdivision.  This approval should be based upon the 
staff review letter dated May 4, 2018 and conditioned upon the following: 
 

1. Township Planning Staff shall review each application for a new single family home 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 Zoning Ordinance. 

2. The Planning Commission recommends that the applicant make efforts to obtain 
architectural approval from the Home Owners Association of Arlene Arbors. 

 
 
 
 
 







 !"  #
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Memo 

TO:    Planning Commission 
FROM:  Ron Akers, AICP 
  Deputy Director – Planning and Economic Development  
RE:  Review of Temporary Land Use Request #TLU18-008 Angry Tiger Fireworks 
  At 41001 E. Huron River Drive. 
 
DATE:    May 19, 2018 
 

 
Angry Tiger Fireworks LLC is requesting a Temporary Land Use permit for a tent sale of fireworks at the 
Metro Park Party Store located at 41001 E. Huron River Drive.  The use is proposed to be from June 22, 
2018 through July 7, 2018, 9:00 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. 
 
I have reviewed the application and the requirements of Section 4.44 for temporary use approval, and have 
the following comments: 
 
1. Adequacy of parking and access – Based on a review of satellite images, the site currently appears to 

have 35 public parking spaces, 2 of which appear to be handicapped reserved.  The proposed 20’x 20’ 
pole tent will maintain a 10-foot clearance for parking around it.  The site will also have a storage 
container with a 10-foot additional setback. This proposal will result in a loss of 6 regular parking 
spaces.  Based on our observations of parking levels on the site, we do not believe the temporary loss 
of 6 parking spaces will result in a parking shortage on the site.  There is a planned construction project 
for the site, but it is not anticipated that construction will begin during this temporary land use period.  
Due to the access areas on the site being relatively tight it is recommended that any truck deliveries to 
any other businesses on the site occur after business hours to avoid conflicts with other vehicles or 
pedestrians. 
   

2. Adequate drainage – The site is in an existing parking lot that already has storm water drainage.  The 
pole tent 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 proposed use is compatible with on-site uses.  The land uses 
around the site include industrial users to the north and south, and a bar/restaurant to the west.  To 
the east, there is currently vacant property owned by the Huron Metropark Authority.  Based on this 
and the proposed temporary use, there are no anticipated conflicts with the proposed activity. 
 

4. Size, height, and type of construction of proposed buildings and structures in relation to surrounding 
site – The pole tent and storage container are temporary in nature and tent sales regularly take place 
in parking lots, so no significant impacts are expected to the surrounding sites.   

 
5. Sufficient setbacks from road right-of-ways and lot lines – The tent is proposed to be located at the 

northeast corner of the site.  The proposed tent and storage containers are projected to be at least 50’ 
from Haggery and E. Huron River Drive.  Based on this we believe that there is a sufficient setback from 
road right of ways and lot lines.   

 
6. Adequate utilities – Angry Tiger 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 – Angry Tiger will be responsible for all trash disposal and site clean-

up.  They have indicated that in their letter they will maintain the site in a clean manner.  Based on this 
the standard has been met. 

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

provided.  The application has provisions for employee sanitary facilities, such as approved use of a 
bathroom in the main building or a porta-potty. 

 
9. Hours of operation – From 9:00 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. 

 
10. Outdoor light and signs– No exterior lights are provided.  It is likely that interior lights will be hung by 

the tent company.  Although no temporary commercial sign permit requests have been received, the 
Zoning Ordinance permits one (1) 32 sq. ft. temporary sign for a period not to exceed 30 days.  Any 
temporary signage must comply with the Zoning Ordinance before it obtains a sign permit from the 
Planning & Economic Development Division. 

 
11. Other licenses and permits required – The applicant has provided the Township with a copy of their 

State Tax License.  A copy of a license authorizing the applicant as a Consumer Fireworks Retail Facility 
Permit will need to be provided by the applicant.   

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

odor, dust of glare from their use.  Their location is an existing commercial/industrial area in the 
Township and no negative impacts are anticipated. 

 



13. Fire lanes, fire protection, and security – The application will need to be reviewed by the Van Buren 
Township Fire Marshal.  Approval should be conditioned upon approval by the Van Buren Township 
Fire Marshall. 

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

and this temporary use is not likely to 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.  Due to this no performance bond should be 
required. 

 
16. Other concerns which may impact the public health, safety, or general welfare – The applicant has 

not provided a copy of their general liability policy to the Township.  It will be recommended that the 
applicant provide this as a condition of approval. 

 
Recommendation  
 
Township Planning staff is recommending approval of this application based on the findings in the May 
19,2018 review letter, subject to the following conditions: 
 

1. The applicant provides a copy of their Consumer Fireworks Retail Facility Permit to the Township. 
2. The applicant provides a copy of their certificate of general liability insurance coverage to the 

Township. 
3. The applicant obtains approval from the Van Buren Township Fire Marshall.  
4. That any truck deliveries to the site occur do not occur during business hours. 
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Memo 

TO:    Planning Commission 
FROM:  Ron Akers, AICP 
  Director of Planning and Economic Development 
RE:  Metro Party Store Gas Pumps – Variance Comment and Review 
 
DATE:    May 19, 2018 
 

 
The applicant is proposing a four-pump gas station at the existing Metro Park Party Store located 
at 41001 E. Huron River Drive.  We are currently working through the site plan review process 
and it was identified that the current proposed site plan was deficient on several items and due 
to this our Planning & Engineering consultant will not be recommending that the Planning 
Commission grant preliminary site plan approval at this time.  While we are working with the 
applicant on making corrections to the site plan, we still wanted to bring the site plan forward 
for the Planning Commission to make comments on the requested variances from the 
Township’s Zoning Ordinance.   
 
The Township’s Zoning Ordinance has a provision which states as follows: 
 
“Section 12.401 Appeal and Notice Requirements:  (2) No appeal shall be taken to the BZA from 
a decision of the Planning Commission in connection with an approved and/or proposed site 
plan unless such appeal has first been reviewed by the Planning Commission and comments 
regarding the variance are provided in the minutes.” 
 
Based on this section of the Zoning Ordinance the Planning Commission is required to review 
and comment the proposed variances in order for the BZA to consider them.  In the spirit of 
continuing to move this project forward I wanted to conduct this prior to the Planning 
Commission considering the preliminary site plan approval.  The following variances are being 
requested by the applicant: 
 
Front Yard Setback Variance of 19’ (75’ required, 56’ proposed) 
Rear Yard Setback Variance of ~9’ (25’ required, ~16’ proposed) 
 
I have attached the proposed site plan depicting the location of the fuel canopy, as well as 
minutes from the previous variance approval.  I will provide additional comments on this item at 
the meeting.  I look forward to your discussion on this matter. 

 

















 

Memorandum 
 

TO:  Van Buren Township Planning Commission 

 
FROM:  Michael Deem, AICP 
  Patrick Sloan, AICP 

 
SUBJECT: 2018 Master Plan Survey Review 

 
DATE:  May 18, 2018 

 
 
As part of the Master Plan Update process, we have developed a multi-part public engagement process that has 
proven successful in many of our past planning efforts.  The public will have a variety of opportunities to comment 
on the plan to provide input from multiple stakeholder groups in a relatively short period of time, while respecting 
the schedules of the busy professionals and community members with whom we will be collaborating.  
 
The purpose of the collaborative process is to identify strengths, weaknesses, opportunities and threats, and to 
prioritize the Township’s most important assets to build upon and issues to overcome.  This identification, 
validation, and prioritization process will occur during the visioning workshops. 
 
The first step in the public engagement process is the development of a public opinion survey.  A survey offers a 
“non-meeting” opportunity for residents to share their thoughts.  The survey, as currently designed, should take 
between 10-15 minutes to complete.  We present the draft survey for your review and comment.   
 
SURVEY TOPICS 
The survey covers the following topics 
 

 Demographics 
 Residential Character 
 Opinions of Van Buren Township 
 Transportation 
 Spending Decisions  
 Economic Development 
 Occupation 
 Recreational opportunities 

 
 

SURVEY DISTRIBUTION 
In order for the survey to be successful, we will need participation throughout the community.  We have 
developed the following approach to reach the most people: 

 Hard copies of the survey form will be prepared for the Township to make available (at Township Hall, 
Senior Center, etc.) to those members of the public who are more comfortable with a non-computer 
based survey. 
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 Partner with local school to inform parents of the online survey. 
 Reach out to community organizations to inform their members of the online survey. 
 Provide a flyer for local businesses that includes the survey websites. 

 
NEXT STEPS 
After the survey has been closed, we will analyze the data and share the results.  We will continue to work with 
the Master Plan Subcommittee on updating the Master Plan and schedule the next public engagement event. 
 
We look forward to receiving your comments on the proposed survey. 
 



This is your opportunity to help determine the future of Van Buren Township!

The Township is in the process of updating its community-wide Master Plan. This plan establishes a vision and guides

decision-making processes for the future use of land, transportation, and commercial corridors within our Township. 

The 2018 Van Buren Township Master Plan will be rooted in the desires and vision of Township residents and stakeholders.

This is why we need you to share your opinions and great ideas for Van Buren Township's future.

Welcome to the Van Buren Township Master Plan Survey!

Van Buren Township Master Plan Survey
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Van Buren Township Reference Map
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Van Buren Township Master Plan Survey

1. How old are you?*

Under 18 years old

18 - 24 years old

25 - 44 years old

45 - 64 years old

Over 65 years old

Prefer not to answer

2. Please select your gender.

Female

Male

Prefer not to answer

3. Please select your annual household income.*

Less than $29,999

$30,000 - $59,000

$60,000 - $99,000

$100,000 or more

I prefer not to answer.

Other (please specify)

4. Please choose all that apply:*

I own the residence in which I live in Van Buren Township

I rent the residence in which I live in Van Buren Township

I own houses or apartments that I rent to others in Van Buren Township

I own a business in Van Buren Township

I own commercial or industrial property in Van Buren Township

I own vacant land in Van Buren Township

I do not reside or own property in Van Buren Township

I reside in the City of Belleville
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5. How long have you lived in Van Buren Township?*

0 - 5 years

6 - 10 years

11 - 15 years

16 - 20 years

21 years or longer

I do not live in Van Buren Township

6. If you do not live in Van Buren Township, please indicate where you
live.

Other (please specify)

7. Please select the term that best describes your residence.*

Single-family dwelling

Townhouse or duplex

Apartment

Other

8. If you live in Van Buren Township, do you expect to continue doing so
in the future?

Yes.

No.

9. If not, why?

10. How many people live in your household?*

1

2

3 - 4

5 or more

4



Living in Van Buren Township: Existing Conditions and the Vision for the Future

Van Buren Township Master Plan Survey

 
We need more

of this
We have the
right amount

We need less of
this No opinion

Luxury single-family housing

Moderately-priced single-family housing

Duplex (2-unit structure)

Triplexes (3-unit structure)

11. For each type of housing listed below, please indicate whether you
feel Van Buren Township needs more, less, or has the right amount of it.

*
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Quadplexes (4-unit structure)

Attached townhouses or row houses

Apartment-style housing 

Independent living senior facilities

Assisted living senior facilities 

 
We need more

of this
We have the
right amount

We need less of
this No opinion
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Downtown apartments / flats

Micro-housing (less than 500 sq. ft.)

Accessory dwellings (grandparent flats, in-law
suites, and rooms for rent within a house or

garage, etc.)

 
We need more

of this
We have the
right amount

We need less of
this No opinion

Why?

12. Over the past five years, do you believe Van Buren Township quality
of life has improved, stayed about the same, or declined?  Why?

Improved

Stayed about the same

Declined
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Why?

13. Would you recommend Van Buren Township to family/friends as a
good place to live?  Why?

Yes

No

Not Sure

Other (please specify)

14. What are the most positive aspects of living in Van Buren Township?
(check all that apply)

*

Housing affordability

Culture and history

Area schools

Location in the greater Detroit region

Parks and recreation options

Accessibility to/on Belleville Lake

Proximity to employment

Proximity to higher education

Public safety (police and fire)

Quality housing stock

Transportation and accessibility

Sense of community

Character of Belleville Road corridor located north of I-
94 and south of Tyler Road

Dining and entertainment options

Rural character

Overall appearance
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Other (please specify)

15. Do you consider any of the following to be a negative aspect of living
in Van Buren Township? (check all that apply)

*

Age of public facilities (parks, public buildings, etc.)

Distance to employment opportunities

Cost of living

Lack of non-motorized transportation (bike paths,
sidewalks, etc.)

Lack of cultural events / entertainment options

Lack of accessibility to/on Belleville Lake

Limited housing options (style, price-point, etc.)

Public safety (police and fire)

Road maintenance

Vacant businesses and storefronts

Character of Belleville Road corridor located north of I-
94 and south of Tyler Road

Appearance of other commercial corridors

Traffic volume

Truck traffic

Area schools

Rural Character

Overall appearance

Other (please specify)

16. Based on your responses to questions 14 and 15, what could be
improved about Van Buren Township? (check all that apply)

*

Greater transportation options (bikepaths, sidewalks,
etc.)

Greater variety in commercial businesses

More education choices

More entertainment, dining, and/or nightlife options

Improve public safety services (police and fire)

Improved housing upkeep

Better maintenance of County roads

A greater sense of community

Better or more parks and recreation facilities

Improved access and activities at Belleville Lake

More variety in housing types

Newer public facilities

More interesting public places

Improved streetscapes in commercial corridors (street
trees, landscaping, street furnishings)

Better employment opportunities

Flexible-use development

Area schools
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 Extremely
Important Important

Somewhat
Important

Not
Important At

All No Opinion

Provide bike lanes on roads

Establish bicycle / walking trails

Wider or more attractive sidewalks along
commercial corridors

Better maintenance for existing roads and
sidewalks

Add wayfinding signage

More mid-block crosswalks along major roads

Improved streetscapes (street trees,
landscaping, street furnishings) in commercial
areas.

Public transit

Other (describe below)

Other (please specify)

17. Please rate the following transportation goals for Van Buren
Township.

*
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 Extremely
Important Important

Somewhat
Important

Not
Important At

All No Opinion

Eliminating blighted structures

Making roadways accessible to all users
(bikes, cars, pedestrians)

Improving pedestrian circulation

Improving the appearance of residential
neighborhoods

Improving the appearance of commercial
corridors

Create access to public transportation

Incorporating art (murals, sculpture, etc.) into
public places

Improving parks and recreation facilities

Maintaining existing County roadways

Providing housing opportunities for all
segments of the population

Providing a greater variety of housing types

Redeveloping vacant or underused
commercial properties

Assuring that new
development/redevelopment is well-designed
and attractive

Helping keep Van Buren Township green by
encouraging rigorous landscaping standards
for development and redevelopment

Limit truck truck traffic and truck routes

Other (see below)

Other (please specify)

18. In your opinion, how important is addressing each of the following
priorities for Van Buren Township?

*

19. When shopping, dining, or entertainment, what factors impact your
spending decisions?
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Extremely
Important /

Strongly Agree Important / Agree

Somewhat
Important /
Disagree

Not Important At
All / Strongly

Disagree No Opinion

Appearance of
Downtown along
Belleville Road
corridor

Appearance of the
commercial business
strips

Mixture of unique
niche businesses and
national "name brand"
stores

Variety and number of
shops is most
important for
shopping for gifts and
special purchases

Availability of unique
niche stores

To conduct everyday
purchases, I am
willing to drive to a
neighboring
community due to
increased number of
store choices

Convenience is the
most important factor
for my everyday
shopping purchases

Choice, price, and
variety are the most
important factors for
my everyday
shopping purchases

Access to sit-down
restaurants

Access to fine dining
restaurants

Other (see below)

Other (please specify)
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Other (please specify)

20. Besides Van Buren Township, where else do you regularly shop, eat,
go to the doctor, etc. (Check all that apply; you may also add places not
listen below in the space provided)

City of Belleville

Canton Township

Ypsilanti area

Ann Arbor area

Westland

Detroit
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Employment and Economic Development in Van Buren

Van Buren Township Master Plan Survey

 Extremely
Important Important

Somewhat
Important

Not
Important At

All No Opinion

Attract additional service and office uses

Attract additional research and development
uses

Attract additional industrial and production
uses

Attract additional distribution centers and
warehousing uses

Encourage the creative class (design spaces,
artisan workshops, galleries, performance
spaces, etc.)

Encourage additional retail businesses

Encourage food service businesses

Encourage start-up businesses and
entrepeneurship

Regulatory flexibility so long as design
standards are maintained

Encourage a mixture of compatible uses

21. Please rate the following economic development goals for Van
Buren Township

*

14



 
Desperately

Needed Just Enough
Too Many
Already No Opinion

Artisan uses (galleries, workshops, etc.)

Auto-related uses

Bank / financial institution

Bar / tavern

Big box commercial (e.g., general
merchandise stores)

Brewpub

Bookstores

Cafe / coffee shop

Car wash

Clothing store

Entertainment venues

Fast-food / drive-thru restaurants

Fitness facilites

Food trucks

Furniture store

Gas station

Grocery store

Hardware store

Medical office (e.g., doctor, dentist)

Pharmacy

Professional office (e.g., lawyer, architect)

Service commercial (e.g., hair salon, dry
cleaners, etc.)

Sit-down restaurant

Other (see below)

Other (please specify)

22. Please rate the following businesses from "Too Many Already" in Van
Buren Township to "Desperately Needed" in Van Buren Township.

*
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Other (please specify)

23. Which of the following are obstacles to conducting business in Van
Buren Township? (check all that apply)

*

Appearance of commercial areas

Attracting customers

Availability of skilled employees

Crime

Competition with commercial areas outside the City

Lack of available space

Lack of parking

County permit and licensing requirements and
procedures

Township permit and licensing requirements and
procedures

No opinion

24. What actions could Van Buren Township take to improve business
attraction, retention, and expansion?

25. Which of the following categories best describes your employment
status?

Employed, working full-time

Employed, working part-time

Not employed, looking for work

Not employed, NOT looking for work

Retired

Disabled, not able to work
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26. Which of the following best describes your current occupation?

Management, Business, and Financial Occupations

Computer and Mathematical Occupations

Architecture and Engineering Occupations

Life, Physical, Health Care, and Social Science Occupations

Community and Social Service Occupations

Legal Occupations

Education, Training, and Library Occupations

Arts, Design, Entertainment, Sports, and Media Occupations

Protective Service Occupations

Food Preparation and Serving Related Occupations

Cleaning and Maintenance Occupations

Personal Care and Service Occupations

Sales and Related Occupations

Office, Clerical, and Administrative Support Occupations

Farming, Fishing, and Forestry Occupations

Construction and Extraction Occupations

Installation, Maintenance, and Repair Occupations

Production Occupations

Transportation and Materials Moving Occupations

Student

Work in the Home

Unemployed

Other (please specify)

27. How far do you travel for work?

Less than 5 miles

5-25 miles

26-50 miles

More than 50 miles
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28. If you are currently employed, what percentage of your working time
do you spend working from home?

0% 100%

 
Have you or a member of your household

visited this park or recreation facility in the
past year?

How satisfied are you with your experience
at this park or recreation facility?

Haggerty
Neighborhood Park

Beck Ballfields

Quirk Park

September Days
Senior Center at
Township Hall

Senior Activity Garden
at Township Hall

Van Buren Community
Center at Township
Hall

Van Buren Park

French Landing Park

Riggs Heritage Park

29. Please tell us about your experience with the following  Van Buren
Township parks and recreation facilities.
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30. Which parks or recreation facilities do you think should be the highest
priorities for investments over the next five years in Van Buren Township?
 Check all that apply.

Haggerty Neighborhood Park

Beck Ballfields

Quirk Park

September Days Senior Center at Township Hall

Senior Activity Garden at Township Hall

Van Buren Community Center at Township Hall

Van Buren Park

French Landing Park

Riggs Heritage Park

New facilities (describe below)

Other (please specify)
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31. Please identify which of the following activities, programs, or facilities
need NEW or ENHANCED opportunities in Van Buren Township.  Check
all that apply.

Adult fitness and wellness

Adult/ senior swim

Arts and crafts

At-risk programs for youth

Baseball/ softball

Basketball

Bicycling- road

Bike rental

Canoeing/ kayaking

Cultural/ Historical programs

Dance

Disc Golf

Dog park (off leash)

Football

Gymnastics

Hiking/ walking trails

Jazzercise

Martial arts

Nature educational programs

Pickleball

Picnicking

Playgrounds

Public access to Belleville Lake

Programs for people with disabilities

Self-defense

Senior fitness and wellness

Skateboard/ bike park

Sledding

Soccer

Special events/ festivals

Swimming

Tennis

Volleyball

Youth fitness and wellness

Youth and teen summer camps

Other (see below)

Other (please specify)

32. Thank you for participating in the Van Buren Township Master Plan
survey! 

Please provide any additional comments that you have for the Van
Buren Township Master Plan that are not addressed in the above
statements.

Name  

Email Address  

33. If you would like to be informed of future Master Plan events, please
provide your contact information below.
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If you would like to share any pictures of life in
Van Buren Township, or pictures of what Van
Buren should strive for, please send them to
mdeem@mcka.com. Thank you!
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