
CHARTER TOWNSHIP OF VAN BUREN BOARD OF TRUSTEES 
JULY 21, 2020 BOARD MEETING 6:00 P.M. 

TENTATIVE AGENDA 
REMOTE MEETING 

 

To mitigate the spread of COVID-19, protect the public health, and provide essential protections to Van 
Buren Township residents; this Van Buren Township’s Board of Trustees meeting will be conducted 
virtually in compliance with State of Michigan Governor’s Executive Orders regarding remote public 
meetings.  To participate in the meeting electronically, the public may follow the instructions below:  
 

Join by weblink: https://zoom.us/j/96479642553 

Or iPhone one-tap :  

    US: +13017158592,,96479642553#  or +13126266799,,96479642553#  

Or Telephone: 

    Dial(for higher quality, dial a number based on your current location): 

        US: +1 301 715 8592  or +1 312 626 6799  or +1 929 436 2866  or +1 253 215 8782  or +1 

346 248 7799  or +1 669 900 6833  

    Webinar ID: 964 7964 2553 

    International numbers available: https://zoom.us/u/aC94E2BL7 

  
For more information, see the “How to Join a Zoom Meeting” document on Van Buren Township’s website: 

https://vanburen-mi.org/wp-content/uploads/2020/05/How-to-join-a-Zoom-Meeting_v5.pdf  
 
 

CALL TO ORDER: 

PLEDGE OF ALLEGIANCE: 

ROLL CALL: 

Supervisor McNamara ____________ Treasurer Budd _________Clerk Wright __________ 

Trustee Frazier_________ Trustee Martin__________ Trustee Miller_________ Trustee White________ 
 

EXECUTIVE SUMMARY OF THE AGENDA: 

ADOPTION OF AGENDA:  

ADOPTION OF CONSENT AGENDA: 

1. Board Meeting Minutes of July 7, 2020. 

2. Special Board Meeting Minutes of July 14, 2020. 

3. Prepaid List of July 9, 2020. 

4. Prepaid List of July 16, 2020. 

5. Voucher List of July 21, 2020. 
 

PUBLIC HEARING:  
 

CORRESPONDENCE/ANNOUNCEMENTS/ PRESENTATIONS:  
 

PUBLIC COMMENT (Unfinished and New Business): 
 

UNFINISHED BUSINESS: 
 

NEW BUSINESS: 

1. Discussion on, and to consider approval of, the first reading of Ordinance 07-07-20 (1) to add 

clarifications in order to distinguish commercial and residential/ non-commercial land uses in the 

C, Local Business, District with respect to maximum building size and clarify restricts on dwellings 

in non-residential zoning districts. 

https://zoom.us/j/96479642553
https://zoom.us/u/aC94E2BL7
https://vanburen-mi.org/wp-content/uploads/2020/05/How-to-join-a-Zoom-Meeting_v5.pdf


2. Discussion on, and to consider approval of, Resolution 2020-11 to release the Van Buren Charter 

Township Draft 2020 Master Plan to neighboring jurisdictions and for a 63-day review per the 

requirements of the Michigan Planning Enabling Act (PA 33 of 2008). 

3. Discussion on, and to consider approval of, the selection of Davenport Brothers Construction for 

the Outdoor Tennis & Pickleball Renovation Project. 
 

REPORTS: 

1. Budgetary Report of January 2020. 

2. Budgetary Report of February 2020. 

3. Budgetary Report of March 2020. 

4. Budgetary Report of April 2020. 
 

PUBLIC COMMENT NON-AGENDA ITEMS: 
 

BOARD COMMENT NON-AGENDA ITEMS:  
 

ADJOURNMENT: 



 

CHARTER TOWNSHIP OF VAN BUREN 

BOARD OF TRUSTEES MEETING MINUTES 

JULY 7, 2020 ELECTRONICALLY VIA ZOOM 

 

Supervisor McNamara called the meeting to order electronically via Zoom meeting ID 91994812460 at 6:00 p.m.  Present:  
Supervisor McNamara, Treasurer Budd, Clerk Wright, Trustee Frazier, Trustee Martin, Trustee Miller and Trustee White. 
Others participating, facilitating and monitoring the meeting: Secretary Montgomery, Assessing Coordinator Stevenson, 
Planning and Economic Development Director Powers, Communication Specialists Albrecht and Nichols and maximum 
audience of thirty-two (32). 
 

EXECUTIVE SUMMARY OF THE AGENDA: Supervisor McNamara outlined the items appearing on the agenda.  
 

ADOPTION OF THE AGENDA: Miller moved; Budd seconded to approve the agenda Roll Call Vote. Yeas: McNamara, Budd, 
Wright, Frazier, Martin, Miller and White. Motion Carried. 
  
ADOPTION OF CONSENT AGENDA: Martin moved, Frazier seconded to approve the Consent Agenda [Board Meeting 

Minutes of June 16, 2020, Prepaid List of June 18, 2020, Prepaid List of June 25, 2020, Prepaid List of July 2, 2020 and the 

Voucher List of July 7, 2020] Roll Call Vote. Yeas: McNamara, Budd, Wright, Frazier, Martin, Miller and White. Motion 

Carried. 
  
 PUBLIC HEARING: Budd moved; Miller seconded to open the public hearing at 6:08 to receive public comment on the 

establishment of Industrial Development District #25. Roll Call Vote: Yeas: McNamara, Budd, Wright, Frazier, Martin, Miller 

and White. Nays: None. Motion Carried. The district is approximately 293 acres on N. Ecorse and Haggerty Rd. and contains 

approximately 31 tax parcels. No public comment was received. Miller moved; Wright seconded to close the public hearing 

at 6:10 p.m. Roll Call Vote. Yeas: McNamara, Budd, Wright, Frazier, Martin, Miller and White. Nays: None. Motion Carried.  
 

CORRESPONDENCE/ANNOUNCEMENTS/PRESENTATIONS: The splash pad at Quirk Park is open. The Clerk’s office has 

issued 5,891 ballots of which 17% (1,101 ballots) have been returned. The Permanent Absentee Voter Application list is 

currently at 7,587. The Yankee Air Museum has cancelled the Thunder Over Michigan Air Show this year. 

PUBLIC COMMENT (Unfinished and New Business): Resident commented, on behalf of the Belleville Chamber of 
Commerce, in support of a relaxed administrative review process and fees regarding temporary land uses for outdoor 
food and beverage service and retail in response to the COVID-19 pandemic 
 

UNFINISHED BUSINESS: None. 
 

NEW BUSINESS: 
 

White moved; Frazier seconded to approve Resolution 2020-09 the establishment of Industrial Development District #25. 

Roll Call Vote: McNamara, Wright, Frazier, Martin, Miller and White. Nays: Budd. Motion Carried. 

 

Frazier moved; Miller seconded to approve the first reading of ordinance 07-07-20 (1) to add clarifications in order to 

distinguish commercial and residential/ non-commercial land uses in the C local business District with respect to maximum 

building size and clarify restrictions on dwellings in non-residential zoning districts. Roll Call Vote. Yeas: McNamara, Budd, 

Wright, Frazier, Martin, Miller and White. Nays: None. Motion Carried. 

 

Budd moved; Miller seconded to approve a special land use request by Camping World (Derrick Matter). Roll Call Vote. 

Yeas: McNamara, Budd, Wright, Frazier, Martin, Miller and White. Nays: None. Motion Carried. 

 



Martin moved; Miller seconded to approve a policy resolution to relax certain administrative review processes and fees 

regarding temporary land uses for outdoor food, beverage service and retail in response to the COVID-19 pandemic. Roll 

Call Vote. Yeas: McNamara, Budd, Wright, Frazier, Martin, Miller and White. Nays: None. Motion Carried. 

 

Frazier moved, White seconded to approve a lot split/combination on 83-080-01-0067-000 and 83-080-01-0068-000. Roll 

Call Vote. Yeas: McNamara, Budd, Wright, Frazier, Martin, Miller and White. Nays: None. Motion Carried. 

 

REPORTS: None. 

PUBLIC COMMENT NON-AGENDA ITEMS:  None.  

BOARD COMMENT NON-AGENDA ITEMS: The Township budget process will begin next week.  

ADJOURNMENT: Miller moved; Frazier seconded to adjourn at 7:33 p.m. Roll Call Vote. Yeas: McNamara, Budd, Wright, 
Frazier, Martin, Miller and White. Motion Carried. 
 
 
______________________________    Date: _______________. 

Leon Wright, Township Clerk      

______________________________    

Kevin McNamara, Supervisor     Date: ________________. 

 



 

CHARTER TOWNSHIP OF VAN BUREN 

BOARD OF TRUSTEES SPECIAL MEETING MINUTES 

JULY 14, 2020 ELECTRONICALLY VIA ZOOM 

 

Supervisor McNamara called the meeting to order electronically via Zoom meeting ID 892 9695 2704 at 6:00 p.m.  
Present:  Supervisor McNamara, Treasurer Budd, Clerk Wright, Trustee Frazier, Trustee Martin, Trustee Miller and Trustee 
White. Others participating, facilitating and monitoring the meeting: Secretary Montgomery, Communication Specialists 
Albrecht and Nichols and maximum audience of Fourteen (14). 
 

ADOPTION OF THE AGENDA: Budd moved; Miller seconded to approve the agenda Roll Call Vote. Yeas: McNamara, Budd, 
Wright, Frazier, Martin, Miller and White. Motion Carried. 
  
PUBLIC COMMENT (Unfinished and New Business): None. 
 

NEW BUSINESS: 
 

Frazier moved; Martin seconded to approve the First Responder Hazard Pay. Roll Call Vote. Yeas: McNamara, Budd, 

Wright, Frazier, Martin, Miller and White. Motion Carried. Frazier moved; Martin seconded to approve an amendment to 

the motion to include that the First Responder Hazard Pay is to be funded through the fund balance until it is reimbursed. 

Roll Call Vote. Yeas: McNamara, Budd, Wright, Frazier, Martin, Miller and White. Motion Carried. Funding is available 

through a grant, on a first come first serve basis, from the State of Michigan in the amount of $1000.00 for each first 

responder to include Dispatch personnel. The Township will incur the payroll tax share of .0725.  

 

REPORTS: None. 

PUBLIC COMMENT NON-AGENDA ITEMS:  None.  

BOARD COMMENT NON-AGENDA ITEMS: Clerk Wright requested each Trustee reach out to the public on their social 

media platforms to encourage voters to return their absentee ballots.  

ADJOURNMENT: Miller moved; Frazier seconded to adjourn at 6:18 p.m. Motion Carried. 
 
 
______________________________    Date: _______________. 

Leon Wright, Township Clerk      

______________________________    

Kevin McNamara, Supervisor     Date: ________________. 

 





























































































Revised 8/11/14 

  
 
 Charter Township of Van Buren      Agenda Item:  ______  

REQUEST FOR 
BOARD ACTION 
 

  

WS / BOARD MEETING DATE: 7/7/20 
1ST READING:  7/7/20 

2ND READING: 7/21/20 

   Consent Agenda____            New Business__X __            Unfinished Business_____            Public Hearing______ 
 

ITEM (SUBJECT) 

To consider the approval of the first and second reading of Ordinance  
#07-07-20(1) to add clarifications in order to distinguish commercial and 
residential / non-commercial land uses in the C, local business district 
with respect to maximum building size, and clarify restrictions on 
dwellings in non-residential zoning districts. 

DEPARTMENT Planning & Economic Development 
PRESENTER Dan Power – Director of Planning and Economic Development 
PHONE NUMBER 734-699-8913 

INDIVIDUALS IN 
ATTENDANCE (OTHER 
THAN PRESENTER) 

Vidya Krishnan – Principal Planner 
Matthew Best – Director of Public Services 
Elizabeth Renaud, Executive Assistant Public Services 

Agenda topic 
ACTION REQUESTED  

To consider the approval of the first and second reading of Ordinance   #07-07-20 to add 
clarifications in order to distinguish commercial and residential / non-commercial land uses 
in the C, local business district with respect to maximum building size, and clarify 
restrictions on dwellings in non-residential zoning districts. 
BACKGROUND – (SUPPORTING AND REFERENCE DATA, INCLUDE ATTACHMENTS)  

Please see attached information. 

BUDGET IMPLICATION None 
IMPLEMENTATION 
NEXT STEP 

After 1st and 2nd reading a notice of adoption will be published in the 
newspaper of record. 

DEPARTMENT RECOMMENDATION Approval 
COMMITTEE/COMMISSION RECOMMENDATION Approval 

ATTORNEY RECOMMENDATION N/A 
(May be subject to Attorney/Client Privilege and not available under FOIA) 
ADDITIONAL REMARKS  
APPROVAL OF SUPERVISOR ______________________________ 



 

Memo 

TO:    Van Buren Charter Township Board of Trustees 
 
RE:  C- District and Related Zoning Amendments – Consideration of 

Ordinance Adoption 
 
DATE:    June 29, 2020 
 
 
At a remote public hearing is scheduled on June 24, 2020 for the Van Buren Township 
Planning Commission forwarded a recommendation to adopt proposed Zoning 
Ordinance text amendments which distinguish commercial and non-commercial land 
uses in the C, Local Business district with respect to maximum building size and clarify 
restrictions on dwellings in non-residential zoning districts.  
 
Staff now recommends that the Board of Trustees consider adopting the proposed set of 
Zoning Ordinance amendments which clarify that building size limits apply only to 
commercial land uses in the C, Local Business zoning district and qualify a prohibition 
against dwellings in non-residential zoning districts.  
 
The C, Local Business zoning district is unusual in its regulation of building size for 
permitted uses. This regulation serves to reduce use intensity, given that certain 
commercial land uses such as retail stores and restaurants generate significant traffic at 
a large scale. The same is not true for non-commercial uses such as public buildings, 
senior housing, and institutional uses. In reviewing this ordinance, we also evaluated 
other sections of the Zoning Ordinance for inconsistencies. In doing so, we found that a 
prohibition on dwellings other than accessory caretaker dwellings in certain non-
residential zoning districts should be qualified, where the Planning Commission and 
Board of Trustees have deemed dwellings to be acceptable as permitted uses in such 
zoning districts.  
 
The following resources were provided to assist the Planning Commission with this 
hearing, which will occur at their regular meeting on June 24th: 
 

‐ A copy of the previous cover memo from Vidya Krishnan dated June 2, 2020.  
‐ Draft amendments to sections 3.105 and 5.117 of the Zoning Ordinance. 
‐ Reference materials, including the following:  
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o A display of C District Uses Trip Generation from the ITE (Institute of Traffic 
Engineers) Trip Generation Manual Data 

o A map which displays the extent of C, Local Business zoning district 
coverage in Van Buren Township. 

o Graphic examples of selected land uses which are currently permitted in the 
C, Local Business District.  

 
Additionally, a motion extract regarding has been provided to document the 
recommendation made by the Planning Commission in a motion. 
 
I look forward to discussing this topic with the Board of Trustees. 
 
 
Thank you, 
 
 
 
Dan Power, AICP – Director of Planning and Economic Development, Van Buren Charter 
Township 
 
CC: Vidya Krishnan – Van Buren Charter Township Planning Consultant, McKenna 

and Associates, Inc. 
 Matthew Best, M.S. – Director of Public Services, Van Buren Charter Township 



Memo 

TO:   Van Buren Charter Township Planning Commission 

RE: C- District Zoning Amendments – Public Hearing

DATE: June 19, 2020 

A remote public hearing is scheduled on June 24, 2020 for the Van Buren Township 
Planning Commission to consider proposed Zoning Ordinance text amendments which 
distinguish commercial and non-commercial land uses in the C, Local Business district 
with respect to maximum building size and clarify restrictions on dwellings in non-
residential zoning districts.  

The following resources have been provided to assist the Planning Commission with this 
hearing, which will occur at their regular meeting on June 24th: 

‐ A copy of the previous cover memo from Vidya Krishnan dated June 2, 2020.  
‐ Draft amendments to sections 3.105 and 5.117 of the Zoning Ordinance. 
‐ Reference materials, including the following:  

o A display of C District Uses Trip Generation from the ITE (Institute of Traffic
Engineers) Trip Generation Manual Data

o A map which displays the extent of C, Local Business zoning district
coverage in Van Buren Township.

o Graphic examples of selected land uses which are currently permitted in the
C, Local Business District.

Thank you, 

Dan Power, AICP – Director of Planning and Economic Development, Van Buren Charter 
Township 

CC: Vidya Krishnan – Van Buren Charter Township Planning Consultant, McKenna 
and Associates, Inc. 
Matthew Best, M.S. – Director of Public Services, Van Buren Charter Township 
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June 2, 2020 
 
 
Planning Commission 
Charter Township of Van Buren 
46425 Tyler Road 
Van Buren Township, Michigan 48111 
 

 
Subject:   C (Local Commercial) District Amendment 

 
Dear Commissioners: 
 
We are continuing with our ongoing discussion on an amendment we were working on since the beginning of the 
year, which got put on hold due to the global pandemic. While working on other Ordinance amendments late last 
year, it came to our attention that the C (Local Commercial) District has a footnote that regulates the size of any 
single use building. Typically, the size of a development in most districts is dictated by required setbacks, 
greenbelts, parking, stormwater detention and other site design standards in the Ordinance that must be met. 
 
The C district however has a limitation on the maximum building size for a single use.  To our knowledge no other 
zoning district limits the principal use building size.  Building size limitations are only used to differentiate 
warehouses from distribution centers, accessory uses within a large industrial or office-technology development 
etc. The intent behind this limitation in the C district was to the restrict the traffic generated from any single 
commercial use.   This standard was not intended for residential type uses in the commercial district.  The C 
district currently allows for sit down restaurants, strip commercial buildings, professional medical and dental 
offices by right.  These uses typically occupy a smaller footprint building but generate a significant amount of 
traffic and road trips.  To address any concerns that the proposed amendment will result in an increase in traffic 
generated on a C parcel, we have provided an addendum showing trips generated by some of the uses allowable 
in the C district per the latest ITE manual.  The graphic representation provides a comparison for the different 
uses and the resulting traffic based on nationally published data 
 
Based on the trips generated by commercial uses, the building size limitation for a commercial use is well placed.  
However, such a limitation for a residential use is not practical or reasonable.  The currently C district regulations 
have been part of the Zoning Ordinance for over a decade.  The Township zoning map has a handful of parcels 
zoned C and no new project have been reviewed on any of these parcels in a very long time. Therefore, when the 
ordinance was reviewed and updated a few years ago, the provision limiting building size was not scrutinized.   
 
The intent of the amendment at this time is not to address a specific project, but to correct a requirement of the 
ordinance that is too generalized and inappropriate for general application.  Addition of the clarification protects 
the Township and its residents from larger ‘big-box’ development on these neighborhood parcels and at the same 
time allows for uses that may occupy a larger footprint but generate significantly lesser volumes of traffic and 
adverse impacts on the abutting areas.   
 
Typically when a new ordinance is adopted, we review the existing ordinance to check for any points of conflict 
and correct them. However, with a Zoning Ordinance spanning 348 pages, an occasion point of conflict is 
overlooked. Recent ordinance amendment(s) that passed includes a repealer clause which addresses such 
unforeseen conflicts when a new ordinance is adopted.  The clause states: “All other provisions of the Zoning 
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Charter Township of Van Buren – C District Amendment 2 
June 2, 2020 

Ordinance, or Ordinances or parts of Ordinances, in conflict with this Ordinance are hereby repealed only to the 
extent necessary to give this Ordinance full force and effect.”  

While this section can be used to address conflicting points, we believe the C district regulations need 
clarification. I will be present at the Planning Commission meeting and look forward to discussing and reviewing 
the proposed amendment with you.  

Respectfully, 
 
McKENNA 
   
 
 
 
 
Vidya Krishnan 
Principal Planner  
 

c: Matt Best, Van Buren Township Director of Public Services 

 Dan Power, Director of Planning and Economic Development 
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Charter Township of Van Buren 

Zoning Ordinance Amendment xx-xx-20 Page1 
 

 

CHARTER TOWNSHIP OF VAN BUREN, COUNTY 

OF WAYNE, STATE OF MICHIGAN 

ORDINANCE NO. xx‐xx‐20 

 
AN  ORDINANCE  TO  AMEND  THE  ZONING  ORDINANCE  5‐2‐17(2)  AS  AMENDED  OF  THE  CHARTER 
TOWNSHIP OF VAN BUREN TO AMEND THE LANGUAGE OF C, LOCAL COMMECIAL DISTRICT TO CLARIFY 
BUILDING SIZE LIMITATIONS AND ADD CLARIFICATION TO SECTION 5.117 REGARDING DWELLINGS IN 
NON‐RESIDENTIAL DISTRICTS. 
THE CHARTER TOWNSHIP OF VAN BUREN ORDAINS: 
 
 
SECTION 1‐ ORDINANCE AMENDMENT 
 
Pursuant to this Ordinance, the following sections of the Charter Township of Van Buren Zoning Ordinance 
shall be amended in accordance with the below text upon the effective date of this Amendment: 

 
 
Section 3.105 Footnotes to the Table of Permitted Uses and Special Land Uses by District 
 

(B) Required Conditions of the C, Local Business District 
(2) Buildings.  Buildings in the Local Business District shall be subject to the following limitations: 

(a) Building for Permitted Uses.  No single use may occupy a building or portion of a 
building greater than five thousand (5,000) square feet and no building occupied by 
more than one (1) use may be larger than ten thousand (10,000) square feet. 

(b) Other Buildings.  Building including one (1) or more uses permitted by right and/or 
permitted after special approval, which are larger in area than those permitted above 
shall be subject to special land use review and the following provisions: 
(i) Such building shall be located on a site not less than three (3) acres in area. 
(ii) No single commercial use may occupy a building or portion of a building greater 

than ten thousand (10,000) square feet. 
(iii) No commercial use building occupied by more than one (1) use may be larger than 

thirty thousand (30,000) square feet. 
(iv) No main or accessory building shall be situated less than fifty (50) feet from any 

residential district, or from any property line which abuts a residential district or 
use. 

(v) The maximum size of a building used for non‐commercial or residential uses shall 
be dictated by compliance with all applicable ordinance regulations for setbacks, 
parking, greenbelts and other site design requirements. 
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Charter Township of Van Buren 

Zoning Ordinance Amendment xx-xx-20 Page2 
 

Section 5.117 Dwellings in Non‐Residential Districts. 
 
No dwelling unit shall be erected in the M‐1 (Light Industrial), M‐2 (General Industrial), MT (Industrial 
Transportation), AP (Airport), O‐T (Office Technology), C (Local Business), C‐1 (General Business), or C‐2 
(Extensive Highway Business) Districts except for the living quarters for the living quarters of a watchman, 
caretaker or resident manager as specified below or otherwise permitted elsewhere by the Ordinance. Such 
dwelling units shall be subjected to the requirements of Article 12, Chapter 2, Article 12, Chapter 3, and the 
following conditions: 
 

(A)Only one (1) dwelling unit shall be located within the principal structure. 
 
(B)Dwelling units shall not exceed a floor area of one thousand two hundred (1,200) square feet. 
 
(C)The required parking for the dwelling unit may be incorporated into the general parking for the 
facility 

 
SECTION 2 ‐ SEVERABILITY 

 
Should any provision or part of this Ordinance be declared by any court of competent jurisdiction to 
be invalid or unenforceable, the same shall not affect the validity or enforceability of the balance of 
this Ordinance, which shall remain in full force and effect. 

 
SECTION 3 ‐ REPEALER 

 
All other provisions of the Zoning Ordinance, or Ordinances or parts of Ordinances, in conflict with this 
Ordinance are hereby repealed only to the extent necessary to give this Ordinance full force and effect. 

 
SECTION 4‐ SAVINGS CLAUSE 

 
Nothing in this Ordinance shall be construed to affect any suit or proceeding pending in any court or any 
rights acquired or any liability incurred, or any cause or causes of action acquired or existing, under the 
Zoning Ordinance, or any act or Ordinance hereby repealed as cited in Section 3 of this Ordinance; nor 
shall any just or legal right or remedy of any character be lost, impaired, or affected by this Ordinance. 

 
SECTION 5 ‐ EFFECTIVE DATE 

 
The provisions of this Ordinance are hereby ordered to take effect seven (7) days after publication of the 
notice of adoption in a newspaper of general circulation within the Township. This Ordinance shall be 
immediately recorded by the Township Clerk in the Township Ordinance Book as soon as it is adopted, 
which record shall be authenticated by the signatures of the Supervisor and Clerk and shall be 
published in a newspaper of general circulation in the Township within fifteen (15) days of passage. 
A copy of this Ordinance may be purchased or inspected at the Clerk's Office, 46425 Tyler Road, 
Van Buren Township, Ml 48111 during normal business hours. 

 
 
 
 
 
SECTION 6 ‐ ADOPTION 
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Charter Township of Van Buren 

Zoning Ordinance Amendment xx-xx-20 Page3 
 

 
This Ordinance  is hereby declared  to have been  adopted by  the  Township Board of  the Charter 
Township of Van Buren at a meeting duly called and held on the ‐‐‐ day of ‐‐‐‐‐‐‐‐‐, 2020, and ordered 
to be given publication in the manner prescribed by law. 

 
I hereby approve the foregoing Ordinance, 
 
 
 
 
Leon Wright, Clerk              Kevin McNamara, Supervisor 

 
 
 
Adopted: 
Published: 
Effective: 
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0 5,000 10,000 15,000 20,000 25,000 30,000

Retail/Strip Mall
10,000 sq. ft.

20,000 sq. ft.

30,000 sq. ft.

8,631

17,262

25,893

Restaurant(s)
10,000 sq. ft.

20,000 sq. ft.

30,000 sq. ft.

1,584

3,167

4,751

Office(s) – Professional
10,000 sq. ft.

20,000 sq. ft.

30,000 sq. ft.

24

42

72

Office(s) – Medical/Dental
10,000 sq. ft.

20,000 sq. ft.

30,000 sq. ft.

32

65

97

Primary or Secondary School
200 students

400 students

600 students

52

104

156

Senior Housing – Assisted
30 beds

60 beds

90 beds

82

164

247

Van Buren Township, Wayne County, Michigan

C District Uses Trip Generation
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Improved C-zoned parcels in Van Buren Township June, 2020 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

49421 West Huron River  

Drive (and vicinity) 

 

45400 Hull Road (and vicinity) 

 

41001 Savage Road (and 

vicinity) 

 

10145 Belleville Road 
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Commercial and Residential or Non‐Commercial Uses Authorized under C Zoning 

 

Examples –Commercial and non‐Commercial Uses 

 

Commercial Uses 

 

 

 

 

Restaurant, Sit Down with no entertainment 

Google Street View Image, 2018 

 

Grocery store 

Google Street View Image, 2018 
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Commercial and Residential or Non‐Commercial Uses Authorized under C Zoning 

Non‐Commercial (including Residential) Uses 

 

 

Senior Housing (Proposed) 

Build Senior Living project proposal, 2019‐20 

School (Primary) 

Google Maps, 2020 
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LOCATION: 10562 BELLEVILLE ROAD.  THE SITE IS LOCATED IN THE WALMART PARKING 

LOT, WHICH IS ON THE WEST SIDE OF BELLEVILLE ROAD, NORTH OF THE I-94 
NORTH SERVICE DRIVE. 

 
Director Best gave the presentation for the applicant, who was unable to attend.  The applicant is 
requesting a temporary land use permit to operate a tent sale of fireworks at the Belleville Road 
Walmart, Store #2872, at 10562 Belleville Road from June 22, 2020 through July 5, 2020, operating 
hours of 9:00 a.m. to 10:00 p.m.  This is the sixth (6th) year the applicant has requested a temporary 
land use permit for this location.   There are no changes from last year’s application.  
 
Director Best presented his staff review letter dated March 3, 2020 recommending approval of the 
application subject to the following three (3) conditions: 

1. That the applicant obtains approval from the Van Buren Township Fire Marshal. 
2. That the applicant provides the Township with a current Consumer Fireworks Retail Facility: 

Non-Permanent license prior to the establishment of the temporary land use. 
3. That all proposed signage complies with the Zoning Ordinance. 

 
Commissioner inquired if the Non-Permanent license is the only license for this type for this use or if 
there was another class of license available.  This Consumer Fireworks Retail Facility: Non-Permanent 
license is the only one.  No comments from the audience.   
 
Motion Kelley, Jahr second to grant the applicant, TNT Fireworks, temporary land use approval to 
conduct a temporary outdoor fireworks tent sale located at 10562 Belleville Road, based on the 
analysis and subject to the conditions in the staff review letter dated March 3, 2020.  Motion 
Carried.  (Letter Attached). 
 
ITEM # 3 DISCUSSION: ZONING ORDINANCE AMENDMENTS: C, LOCAL BUSINESS 

DISTRICT AMENDMENTS.  
 
 PROPOSED AMENDMENTS TO ADD CLARIFICATIONS IN ORDER TO 

DISTINGUISH COMMERCIAL AND RESIDENTIAL/NON-COMMERCIAL LAND USES 
IN THE C, LOCAL BUSINESS DISTRICT, WITH RESPECT TO MAXIMUM BUILDING 
SIZE, AND CLARIFY RESTRICTIONS ON DWELLINGS IN NON-RESIDENTIAL 
ZONING DISTRICTS.  THE AMENDMENTS WILL BE TO SECTION 3.105 – 
FOOTNOTES TO THE TABLE OF PERMITTED USES AND SPECIAL LAND USES BY 
DISTRICT, SECTION 3.110(D) – REQUIRED CONDITIONS OF THE C, LOCAL 
BUSINESS DISTRICT AND SECTION 5.117 – DWELLINGS IN NON-RESIDENTIAL 
DISTRICTS. 

 
Vidya Krishnan of McKenna Associates presented her C (Local Commercial) District Amendment letter 
dated March 1, 2020, a draft of the zoning ordinance amendment, Trip Generation Manual Data, a 
map of the C, Local Business zoning district and examples of selected uses listed as currently 
permitted in the C, Local Business District.   
 
The intent of the amendment at this time is not to address a specific project, but to correct a 
requirement of the ordinance that is too generalized and inappropriate for general application.  
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Addition of the clarification protects the Township and its residents from larger ‘big box’ development 
on these neighborhood parcels and at the same time allows for uses that may occupy a larger 
footprint but generate significantly lesser volumes of traffic and adverse impacts on the abutting 
areas. 
 
Resident inquired if the ordinance amendment requires a public hearing prior to being approved.  
Director Best confirmed that it does and the public hearing has been scheduled for the March 25, 
2020 Planning Commission meeting. 
 
Commissioners inquired if there have been any other developers looking at the property on Tyler and 
Morton Taylor Road, if there are four (4) C parcels on the map or multiple parcels and if the 
amendment affects all of the parcels.  There was a retail investor quite a while ago, which has not 
returned.  The C parcels shown on the map are multiple parcels and the amendment would apply to 
all of them.  Commissioners like the trip generation data and would like to see if for all projects. 
 
Vidya Krishnan of McKenna Associates will get the trip data together for all C parcels and provide that 
data to the Commission.  Director Best informed Commission members and the audience to email any 
additional questions or comments they may have to the office. 
 
GENERAL DISCUSSION:  None. 
 
ITEM #1 UPCOMING TRAINING OPPORTUNITIES 
 
Executive Assistant Renaud announced the following upcoming training opportunities: 
 
Planning & Zoning Essentials:  Thursday, March 19 in Jackson, MI 
Site Plan Review Workshop: Wednesday, March 18 in Taylor, MI 
 
The training sessions are open to members of the Planning Commission and Board of Zoning Appeals 
(BZA).  Members interested in signing up for a session are to contact Executive Assistant Renaud. 
 
ADJOURNMENT: 
 

Motion Budd, Atchinson second to adjourn at 8:12 p.m.   Motion Carried. 
 

Respectfully submitted, 
 
 
Christina Harman 
Recording Secretary 
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8. Not dismissing the applicant, there are many brick buildings in the Township, they don’t 
look institutionalized, the overall architecture gives the look.  Don’t recommend the 
variance of the material. 

9. The request for the garages is reasonable, the buildings have to have architectural design. 
10. Van Buren as a premier community has a lack of senior housing, want seniors to age in 

place.  Have zero independent living in the township, need housing for all.  Would like to 
see this project move through the BZA. 

11. Commissioners support the project, worked really hard to have senior housing.  
Understand the request from the applicant, agree the garage areas need to be broken up. 

12. Regarding the garage variance, asked whether a structure of this size was allowable in 
another district, if there is no other district in which allowable then the argument stands. 

 
John Ackerman from Clover Development advised that an aesthetic quality will be provided on 
the corridor.  The building is set 400 feet off the road, the parcel will remain fully wooded until 
the commercial out lot is developed and would meet the BROD requirements. 
 
No comments from the audience.  Director Best informed Commission members and the 
audience that the guidance provided to the BZA from Planning Commission will be taken as 
guiding points.  Any further questions or comments can be sent to staff. 
 
ITEM #2: DISCUSSION: ZONING ORDINANCE AMENDMENTS: C, LOCAL BUSINESS DISTRICT 

AMENDMENTS. 
 
Director Power provided an overview of the ordinance amendments that were reviewed at the 
March 11, 2020 Planning Commission meeting.  A public hearing is scheduled for the June 24, 
2020 meeting, any additional information and/or research needed will be brought forward to the 
public hearing. 
 
Vidya Krishnan of McKenna Associates presented her review letter dated June 2, 2020, with a 
draft of the zoning ordinance amendments and displayed the following: Chart of C District Uses 
Trip Generation from the ITE (Institute of Traffic Engineers) Trip Generation Manual Data, map 
of C, Local Business zoning district coverage in Van Buren Township and examples of selected 
land uses currently permitted.  The C district has a limit on the maximum building size for a single 
use.  This standard was not intended for residential type uses in the C district.  The intent of the 
amendment at this time is not to address a specific project, but to correct a requirement of the 
ordinance that is too generalized and inappropriate for general application.  Addition of the 
clarification protects the Township and its residents from larger ‘big-box’ development on 
neighborhood parcels and at the same time allows for uses that may occupy a larger footprint 
but generate significantly lesser volumes of traffic and adverse impacts on the abutting areas. 
 
Commissioner inquired if it is clear in the rest of the ordinance documents whether both types 
of senior facilities (assisted and independent) are commercial or residential uses?  Director Power 
and Vidya Krishnan of McKenna Associates will look into the ordinance further for clarification. 
 
No comments from the audience. 





 

  
 
 
 Charter Township of Van Buren      Agenda Item:  ______  

REQUEST FOR 
BOARD ACTION 
 

  WS / BOARD MEETING DATE: 7/21/20 

   Consent Agenda____            New Business__X __            Unfinished Business_____            Public Hearing______ 
 

ITEM (SUBJECT) 

To consider Resolution 2020-11 to release the Van Buren Charter 
Township Draft 2020 Master Plan for release to neighboring jurisdictions 
and for 63-day review per the requirements of the Michigan Planning 
Enabling Act (PA 33 of 2008). 

DEPARTMENT Planning & Economic Development 

PRESENTER Dan Power – Director of Planning and Economic Development 
Adam Cook – Master Plan consultant, McKenna Associates 

PHONE NUMBER 734-699-8913 

INDIVIDUALS IN 
ATTENDANCE (OTHER 
THAN PRESENTER) 

Matthew Best – Director of Public Services 
Vidya Krishnan – Principal Planner 
Elizabeth Renaud - Executive Assistant Public Services 

Agenda topic 
ACTION REQUESTED  

To consider Resolution 2020-11 to release the Van Buren Charter Township Draft 2020 
Master Plan for release to neighboring jurisdictions and for 63-day review per the 
requirements of the Michigan Planning Enabling Act (PA 33 of 2008). 
BACKGROUND – (SUPPORTING AND REFERENCE DATA, INCLUDE ATTACHMENTS)  

Please see attached information. 

BUDGET IMPLICATION None 
IMPLEMENTATION 
NEXT STEP Supervisor and Clerk to sign. 

DEPARTMENT RECOMMENDATION Approval 
COMMITTEE/COMMISSION RECOMMENDATION Approval 

ATTORNEY RECOMMENDATION N/A 
(May be subject to Attorney/Client Privilege and not available under FOIA) 
ADDITIONAL REMARKS  
APPROVAL OF SUPERVISOR ______________________________ 



 

 
 

 

   
The Van Buren Township Board of Trustees is requested to discuss a full draft of the 2020 Master 
Plan and consider adopting a resolution to release the full draft plan for 63-day review per 
requirements of the Michigan Planning Enabling Act (PA 33 of 2008). This draft plan document 
results from nearly three years of efforts, meetings and plan revisions. Public engagement workshops 
were held regarding this plan on October 2 and 3, 2019. Since that time, a complete draft of the 
plan has been drafted and refined in coordination with the Master Plan Steering Committee and 
Township staff.  On July 8, 2020, the Van Buren Township Planning Commission forwarded a 
recommendation for the Board of Trustees to release this plan for 63-day review.  
 
To aid with understanding the Future Land Use map associated with this plan, I encourage the 
Board of Trustees to click the links below (when viewing this digitally) to view (1) the full electronic 
version of the 2020 Master Plan and (2) an interactive Draft Van Buren Township 2020 Future 
Land Use Map: 

1. Full Draft 2020 Van Buren Township Master Plan 
 

2. Interactive Draft Future Land Use Map 

Board members should feel free to contact me at dpower@vanburen-mi.org if these links do not 
work and I will be glad to share them. Our Master Plan consultant will describe the draft document 
in greater detail on July 21st.  Board members can also feel free to contact me for a copy of his 
presentation materials. I look forward to this discussion. 
 
Sincerely,  

 
Dan Power, AICP 
Planning and Economic Development Director 
Public Services Department 
Charter Township of Van Buren 
 
 
CC: Adam Cook – McKenna Associates 
 Matthew Best, M.S. - Public Services Director, Van Buren Charter Township 

MEMO  
TO: Van Buren Township Board of Trustees  

FROM: Dan Power– Director of Planning and Economic Development 
 

RE: Review of Van Buren Township 2020 Master Plan Update and 
63-Day Distribution 

DATE: July 14, 2020 

https://drive.google.com/file/d/1B078x-21A7ILEvKgoXdRsu8NQlL1PXqO/view?usp=sharing
https://arcg.is/TjnmW


 

 
 

Elizabeth Renaud – Public Services Department Executive Assistant, Van Buren Charter 
Township 
Vidya Krishnan – Van Buren Township Principal Planner / Planning Consultant, 
McKenna Associates 

 



 

THE CHARTER TOWNSHIP OF VAN BUREN 

WAYNE COUNTY, MICHIGAN 

RESOLUTION REGARDING THE RELEASE OF THE VAN BUREN CHARTER 

TOWNSHIP 2020 MASTER PLAN FOR 63-DAY REVIEW 

RESOLUTION NO. 2020-11 

DATED: JULY 21, 2020 

WHEREAS, Act 33 of the Public Acts of Michigan of 2008, as amended, the Michigan Planning 

Enabling Act (the “Act”) provides for a Township Planning Commission to prepare a master plan 

or amendments to a master plan; and 
 

WHEREAS, The Act notes that the legislative body, in this case the Van Buren Charter Township 

Board of Trustees, can assert the right to approve or reject a master plan or amendments to a master 

plan; and  
 

WHEREAS, the Van Buren Charter Township Planning Commission on July 8th, 2020 approved 

a draft document titled “Van Buren Charter Township 2020 Master Plan” and forwarded said 

document to the Van Buren Charter Township Board of Trustees for consideration and potential 

distribution for advisory comments, following the direction noted in the Act; 
 

NOW, THEREFORE, BE IT RESOLVED, that the Van Buren Charter Township Board of 

Trustees does hereby approve the draft document titled Van Buren Charter Township 2020 Master 

Plan for distribution to those entities who have received the Notice of Intent to Plan for the purpose 

of seeking advisory comments, following the direction noted in the Act. 
 

This RESOLUTION was offered by Board member_______________ supported by Board 

member_________________ at a meeting on July 21, 2020.   The members of the Township 

Board voted as follows: 
 

The TOWNSHIP SUPERVISOR declared the RESOLUTION duly adopted. 
 

Leon Wright, Township Clerk 
 

CERTIFICATE 
 

I hereby certify that the foregoing constitutes a true and complete copy of a resolution adopted at 

a regular meeting of the Township Board held on_______, 20_ ; that the meeting was conducted 

and public notice of the meeting was given pursuant to and in compliance with the Michigan 

Open Meetings Act; that a quorum of the Board was present and voted in favor of the resolution; 

and that the minutes of the meeting will be or have been made available as required by the Open 

Meetings Act. 

 

Leon Wright Clerk 

Township of Van Buren 

Wayne County, Michigan 
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