REGULAR MEETING May 21, 2020
6:30 P.M.

PITTSFIELD TOWNSHIP PLANNING COMMISSION AGENDA

1.0

Call Meeting to Order at 6:30 p.m. / Determination of a Quorum

2.0

Pledge of Allegiance

3.0

Approval of Agenda

1-2

4.0

Approval of Prior Minutes

3-12

5.0

Public Comment I
If there is a member of the public that wishes to address the Planning Commission,
please step forward.

6.0

7.0

Public Hearings
6.1

CUP 20-02 Zippy Car Wash
Submitted for Preliminary Site Plan and Conditional Use Approval
3952 Bestech Drive, (L-12-23-110-002), Section 23

6.2

CUP 20-04 Revocation of Superior Lawn Care CUP
Submitted for Revocation of CUP 14-06
4147 Carpenter Road (L-12-13-200-037), Section 13

6.3

CUP 20-03 Revocation of Natures Garden CUP (now known as KBK
Landscaping)
Submitted for Revocation of CUP 00-07
6400 Michigan Avenue (L-12-27-200-019 and L-12-27-200-020), Section 27

58-86

CUP 20-01 and CSPA 20-02 Shamrock Self Storage
Submitted Resolution of Approval
4251 Carpenter Road (L-12-13-200-034), Section 13

87-141

New Business
8.1

9.0

44-57

Old Business
7.1

8.0

13-43

CUP 20-02 and CSPA 20-05 Zippy Car Wash
Submitted for Preliminary Site Plan and Conditional Use Approval
3952 Bestech Drive, (L-12-23-110-002), Section 23

Planner’s Report
9.1

Sutherland Square Concept Review

10.0

Chairperson’s Report

11.0

Commissioner’s Report

12.0

Public Comment II

13.0

Adjournment

142-189

Please Note: This meeting is being recorded
In compliance with Governor of Michigan's Executive Order, the Pittsfield Township Planning
Commission will conduct its May 21, 2020 meeting electronically. Public participation at the
May 21, 2020 Planning Commission meeting will be via teleconference and videoconference
in order to reduce the risk of exposure to persons with the COVID-19 virus and to comply with
the Governor’s Executive Order restrictions on in-person governmental functions.
To participate as a member of the public:
• For videoconferencing go to:
• https://zoom.us/j/96331984785?pwd=ZzFna2tlZjZydW9ycnlvaTdHc1RWZz09
• Password: Pittsfield
• Or iPhone one-tap :
• US: +13017158592,,96331984785#,,1#,776712# or
+13126266799,,96331984785#,,1#,776712#
• 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 +1 929 205 6099 or +1 253 215 8782
or +1 346 248 7799 or +1 669 900 6833 or 888 475 4499 (Toll Free) or 877 853 5257
(Toll Free)
• Webinar ID: 963 3198 4785
• International numbers available: https://zoom.us/u/acZPTn45QK
• If you are a member of the public and cannot connect, please call (734) 216-9347.
Further instructions on participating in public comment will be provided once the meeting has
been called to order in order to ensure two-way communication between the Planning
Commission and the members of the public.
Written comments will be received at zoning@pittsfield-mi.gov until 3:00 p.m. the day of the
hearing.
Any person who wishes to contact members of the Planning Commission to provide input or
ask questions on any business coming before the Planning Commission on May 21, 2020 may
do so by calling 734-216-9347 or emailing zoning@pittsfield-mi.gov prior to the meeting.
Reasonable auxiliary aids and services can be provided at the meeting to individuals with
disabilities by contacting the Clerk’s Office at (734) 822-3120 or via email at clerk@pittsfieldmi.gov at least three business days in advance.

This notice is posted in compliance with PA 267 of 1976 (as amended) Open Meetings Act, MCL 125.3103 and
125.3502 and the Americans with Disabilities Act (ADA).Individuals with disabilities requiring auxiliary aids or
services should contact the Pittsfield Charter Township Clerk s Office 3 business days prior to the meeting. The
Clerk s Office can be reached at 734-822-3120 or via email clerk@pittsfield-mi.gov.

REGULAR MEETING
May 7, 2020
6:30 P.M.

PITTSFIELD TOWNSHIP PLANNING COMMISSION MINUTES

Members Present:
Members Absent:
Others Present:

1.0

Stanley Young, Deborah Williams, Roland Kibler, George Ralph, Ann
Harris, Mike Petraszko, Matthew Payne
None
Belinda Kingsley, Corey & Michelle Weaver, Andrea Zammitt, Adam
Manix, Dave Brewer, Greg O’Herren, Gregory Heim, Greg Brabec, Matt
Milliken, Quinn Kiriluk, Moe Kasham, Heath Hartt, Greg O’Herren, Matt
Bush, David Stollman, Christina Lirones, Timothy Andres, Lou Hartman,
David Wilhoit, Adam Manix, Karen Manardo, Benjamin Carlisle,
Township Planning Consultant, Deb Brown, Typographist, and Zoe
Crowley, Recording Clerk.

Call Meeting to Order at 6:30 p.m. / Determination of a Quorum
Chairperson Payne called the meeting to order at 6:30 p.m. A quorum was present.

2.0

Pledge of Allegiance
Chairperson Payne led the Pledge of Allegiance.

3.0

Approval of Agenda
Motion to approve the agenda as recommended.
Motion by Commissioner Williams, supported by Commissioner Harris, to
move 8.2 ahead of 6.1, and 8.1 ahead of 6.2, and approve the agenda as recommended.
MOTION CARRIED

4.0

Approval of Prior Minutes
4.1

Regular Minutes of March 5, 2020
Motion by Commissioner Williams, supported by Commissioner Young, to
approve the amended Regular Meeting Minutes of March 5, 2020.
MOTION CARRIED

4.0

Public Comment I
Christina Lirones, 151 E. Textile Rd, inquired about the Open Meetings Act and the
evening’s agenda.
Item 8.2 of New Business moved to follow Item 4.0 Public Comment I.

8.0

New Business
8.2

CSPA 19-22 Heritage Preserve
Submitted for a Preliminary Site Plan Approval.
North side of Bemis Road, west of Platt, Ypsilanti MI, 48197
(L-12-34-100-002; L12-34-300-001; L-12-34-400-027; L12-34-300-033; L-1234-300-034)
Mr. Carlisle summarized his review. He explained that an application has been
submitted for a ninety-two (92) unit single-family detached site condominium
development called Heritage Preserve. The 271-acre gross, and 240-acre net site
is located north of Bemis Road and west of Platt. The property is zoned AG,
Agriculture and includes the Makielski Berry Farm – residential structure and
outbuildings. The remaining site is vacant; areas of the site that are not wooded or
wetlands have been most recently farmed. The Master Plan future Land use
designation is Agriculture. The applicant is requesting approval for the Heritage
Preserve residential development under the provisions of the Open Space
Preservation Development Option (OSPDO). The proposed site plan meets the
open space preservation requirement of at least fifty percent (50%) dedicated
open space demonstrating 146 acres of the 271-acre parcel (53.8%) to remain as
open space. In previous discussions with the township, the applicant has noted
that they would like to donate the southern portion of the site that is currently
farmed to the township or a dedicated agricultural conservation group. The
purpose is to maintain farming of this property.
The development of this site as an OSPDO will allow for the preservation of 146
acres of open space in perpetuity, preservation of woodland and heritage trees,
protection of wetlands and conservation of significant acreage of farmland. These
benefits would not be achievable through a traditional site layout without the
implementation of an OSPDO plan.
We note the applicant will create two (2) outlot parcels containing the existing
home and outbuildings (7130 Platt Road) will be created containing 2.88 acres. In
addition, 7200 Platt Road (parcel south of 7130 Platt Road) will be reconfigured
as the second outlot parcel containing 2.5 acres. Additional information provided
by the applicant demonstrates future right-of-way along Platt Road. The future
right-of-way configuration will reduce the existing homes front setbacks to 14
feet and 42 feet, respectively creating non-conforming situations. This is a
planned expansion of Platt Road that will be undertaken in the future. The
proposed development does not change the existing location of the structures
which would create a non-conforming front setback with the expansion of Platt
Road.
Discussion was held on:
1)
2)
3)
4)

Accessibility
Utilities
Active farmland
Fire hydrant proposal and water access

5) Proximity to prison
6) Platt crossing
Matt Bush, applicant, addressed the Commission. He wanted to emphasize the
importance of preservation. He stated that the 7 acres on the north side will not
be developed. He also discussed sidewalks. The applicant would like to maintain
the rural feel of the development, and sidewalks will detract from it.
David Stollman, applicant, answered questions regarding sidewalks and the berry
farm.
Motion by Commissioner Williams, supported by Commissioner Kibler, to
approve the preliminary site plan for CSPA 19-22 Heritage Preserve with the
following conditions:
1) Natural resource review from ECT
2) Encourage internal trail system for connectivity Natural Features review
by ECT.
3) Direction to work with Road Commission and planning staff to provide
pedestrian crossing on Platt.
4) Applicant pay into township fund for sidewalks on West side of Platt
5) Not requiring internal sidewalks.
ROLL CALL
YES:
NO:
ABSENT:
ABSTAIN:

HARRIS, PETRASZKO, WILLIAMS, YOUNG, KIBLER,
RALPH, PAYNE
None
None
None

MOTION CARRIED
Item 6.1 of the Public Hearing moved to follow Item 8.2 of New Business.

6.0

Public Hearings
6.1

CUP 20-01 Shamrock Self Storage
Submitted for Preliminary Site Plan and Conditional Use Approval
4251 Carpenter Road ( -12-13-200-034), Section 13
Mr. Carlisle summarized his review. The applicant is seeking approval to develop
the site at 4251 Carpenter Road into a self-storage facility. The proposed facility
includes seven (7) buildings totaling approximately 125,000 square feet. Six (6)
of the buildings are one-story, non-climate controlled, and accessed directly atgrade. One (1) building, the one adjacent to Carpenter Road, is climate controlled
and accessed with an interior corridor. The building is a functional one story,
with a faux second floor to screen the site from Carpenter Road.

The development is accessed from one point on Carpenter Road. The site is
encumbered with two (2) regulated wetlands and numerous regulated trees.
The subject site is zoned C-2, Regional Commercial, and self-storage is a
Conditional Use. Fundamentally we support the development of the property for
the intended use of a self-storage facility. A self-storage facility is an appropriate
use for a parcel, with difficult access options, that is bordered by a contractor’s
yard to the north and an expressway to the south.
The applicant submitted a concept site plan in March. The Planning Commission
focused their review on issues of land use, screening from Carpenter Road, and
natural resource protection. Conceptually, the Planning Commission supported
the project.
Chairperson Payne opened the Public Hearing.
Christina Lirones, 151 E. Textile Rd, agreed with Mr. Carlisle about the good use
of the site. She discussed how she would like less trees to be lost throughout
Township development. She would like the façade to look less industrial. She
also requested the applicant install sidewalks along Carpenter Road.
Motion by Commissioner Williams, supported by Commissioner Ralph, to
close the public hearing for CUP 20-01 Shamrock Storage.
Item 8.1 of New Business moved to follow Item 6.1 of the Public Hearing.

8.1

CSPA 20-02 and CUP 20-01 Shamrock Self Storage
Submitted for Preliminary Site Plan and Conditional Use Approval
4251 Carpenter Road (L-12-13-200-034), Section 13
Motion by Commissioner Williams, supported by Commissioner Young, to
direct staff to draft the necessary resolutions of approval for CUP 20-01 and
CSPA 20-02 Shamrock Self Storage with the following conditions to be
required as part of the final site plan submittal:
1) Provide a restoration/mitigation plan for any proposed impacts to the 25foot wetland buffer.
2) Provide final tree mitigation plan including amount of payment into
Township Tree Fund.
3) DTE approves layout based on location of existing poles.
4) Remove/reduce landscaping between building front and Carpenter Road.
5) Pay the equivalent required 310-inches of mitigate trees into the
Township Tree Fund.
6) Indicate location and screening of dumpster.
7) Provide location of any at-grade or roof-top equipment and screening.
8) Provide lighting plan in compliance with 13.05 of the Zoning Ordinance.
ROLL CALL
YES:

KIBLER, WILLIAMS, HARRIS, PETRASZKO, YOUNG,
RALPH, PAYNE

NO:
ABSENT:
ABSTAIN:

None
None
None

MOTION CARRIED
Item 6.2 of the Public Hearing moved to follow Item 8.2 of New Business.

6.2

Zoning Ordinance Amendments
Mr. Carlisle summarized the Zoning Amendments. The first amendment is to
Table 4.21, Non-Residential Use Table (page 4:25): Remove “vehicle impound
lot” from table. Currently, vehicle impound lot is a use category listed in the table
but is not a permitted or conditional use allowed in any zoning district. The
second amendment is to Section 12.05.B.2. (page 12:6): Eliminate Township
Attorney review of shared parking arrangements. This is not current practice.
Shared parking arrangements are reviewed and demonstrated through site plan
review and shared easement documents. The amended language would read,
“12.05.B.2: Off-street parking for uses in all districts shall be on the same lot as
the use or building served by the parking, unless joint parking with abutting
properties and uses is provided in a form acceptable to the Township Attorney
and executed and recorded by the parties sharing the parking.”
3. Section 13.03.A. (page 13:17): Add provision to require recycling containers
for all non-residential and multiple-family developments, will require nonresidential and multifamily developments to provide recycling.
4. Section 15.07.B.1.b. (page 15:16): Change the allowance of ground signs in the
form-based district from one (1) per public street frontage to one (1) per lot, will
regulate ground signage in Form Base districts.
Chairperson Payne opened the Public Hearing
Motion by Commissioner Williams, supported by Commissioner Harris, to
close the public hearing for Zoning Ordinance Amendments.
Motion to recommend to the Township Board the zoning ordinance
amendments as drafted.
AYES: 7
NO: None
MOTION CARRIED

Item 8.3 of New Business moved to follow Item 6.2 of the Public Hearing.

8.3 CSPA 20-07 Kirko on behalf of Wacker
Submitted for Preliminary Site Plan Approval
4950 S. State Street (L-12-16-300-018), Section 16
Mr. Carlisle summarized his review. The applicant is proposing to construct a stateof-the-art innovation center and regional headquarters at 4950 S. State Street with a
wide range of specialty products. The 14.0-acre site is currently vacant containing a
woodland, wetland and floodplain area. The subject site is zoned BD, Business
District which allows office and research and development laboratories as permitted
uses. The proposed building is proposed to be two-stories totaling 136,384 square feet
and includes research and development, office, and collaboration space. There will be
no production at this facility. Parking for 300 cars will serve staff and visitors from
the Avis Drive entrance. Open space areas include an event lawn and
wetland/floodplain areas. This project is a permitted use and does not require
Township Board approval. The applicant focuses on silicones and polymers
chemistry and offers solutions and innovations for a range of industries, such as:
automotive and transport; construction; energy; electrics and electronics; coatings and
paints; adhesives and sealants; elastomers; plastics; paper; films and nip; renewable
energies; textile; leather and non-wovens; photovoltaics and semi-conductors; pharm
and food; health and personal care; chemical industry; and industrial biotechnology.
The applicant has been working closely with the Michigan Economic Development
Corporation (MEDC) and Ann Arbor SPARK. Late last year the Planning
Commission and Township Board held a joint meeting to discuss Wacker. At that
meeting, the consensus of the group was support for Wacker as a company and the
potential investment in the township. The group directed us to work with the
applicant to identify potential alternative sites in the township. At that meeting, this
location on State Street was discussed and conceptually was supported by the group.
On April 8, 2020, the Township Board passed a resolution of support for the project
at this location. The letter of support was predicated on the applicant receiving site
plan approval. We support this project at this location for the following reasons:
1) The site is Master Planned for Business District. The Business District designation
is represented by the area that encompasses the established research and development
corridor along State Street. Desired uses include light industrial, office, and research
and development. From a land use perspective, the proposed use of the property is
consistent with the Master Plan.
Furthermore, the multi-million-dollar investment in this site for a regional
headquarters supports the economic development goals outlined in the Master Plan.
The Plan encourages the Township to seek funding to improve and maintain
infrastructure, especially the business and commercial corridors such as State St,
Washtenaw Ave, Carpenter Road, and Michigan Avenue. Development along the
corridor permits the Township to partner for improvements to infrastructure. The Plan
also encourages the Township to focus on redevelopment and infill in areas of the
Township with existing infrastructure and services. This is an infill site that is well
served with existing infrastructure and services.

2) The site is zoned BD, Business District. The use is a permitted use at this site and
does not require any special approvals (Conditional Use or Variance) or a rezoning
from the Township Board.
3) Many of the issues raised for the previous site including proximity to a prominent
Township park and open space, onsite environmental issues, need for lot
consolidation, major amendment to a PUD, and compatibility are not issues at this
site.
4) Historically, and into the future as identified in the Master Plan, State Street is the
primary business and employment district in the township. The corridor includes a
mix of light industrial, light manufacturing, research and development, and laboratory
uses. Within a mile buffer, there are over 15 similar uses including:
• Biotech;
• Research and development;
• Laboratories; and
• Pharmaceutical companies.
Discussion was held on a transit stop near the site.
Motion by Commissioner Williams, supported by Commissioner Harris, to
approve the preliminary site plan for CSPA 20-07 Kirco on behalf of Wacker
with the following conditions to be submitted as part of the final site plan:
1)
2)
3)
4)
5)
6)
7)

Site feature along State Road
Full landscape plan
Lighting plan
Floor plans
Building material sheet
Address wetland review comments from ECT
The Commission will accept parking deviation and the 40 land banked
spaces.

ROLL CALL
YES:
NO:
ABSENT:
ABSTAIN:

PAYNE, WILLIAMS, HARRIS, KIBLER, YOUNG, RALPH,
PETRASZKO
None
None
None

MOTION CARRIED

8.4 CSPA 20-05 Zippy Car Wash
Submitted for a Concept Review
3952 Bestech Drive, (L-12-23-110-002)
Section 23
Mr. Carlisle summarized his review. The applicant is seeking preliminary site
plan and conditional use approval to construct a 4,843 square foot automatic car
wash with a 150-foot fully automatic wash bay, mechanical dryers, heated exit
and entrance slap, and vacuum stations. The 1.75-acre site is currently vacant. The
site includes two (2) automatic pay stations located at the rear of the site provide
additional stacking spaces for traffic queuing on site. The concrete entrance and
exit ramps will be heated to prevent freezing. Areas beyond these slabs shall be
salted regularly in freezing temperatures to prevent ice on paved surfaces. There
will be three (3) vacuum islands located adjacent to the building with two (2)
vacuums each. Employee and customer parking are located adjacent to the
building. The applicant has provided the following information regarding business
operations: The property is proposed for use as a fully automated auto wash
facility. During business hours the facility is regularly occupied by 2 to 3
employees. Hours of operation will be Monday through Saturday 7:00AM to
8:00PM and Sunday 8:00AM to 8:00PM. Vehicle wash is listed as a conditional
use in the General Industrial zoning district. The site plan requires three (3)
greenbelt setback variances from the ZBA: 1. Encroaching 10-feet into the
required 10-foot greenbelt on Carpenter Road; 2. Encroaching 4.7 feet into the
required 10-foot greenbelt on Bestech Drive; and 3). Encroaching 5-feet into the
required 10-foot greenbelt on western property line. The Planning Commission is
asked to review and consider the concept plan prior to the applicant going to the
ZBA for the required variances. Questions for the Planning Commission to
consider:
1) Is a carwash an appropriate and good use for the site?
2) What are design expectations for the building?
3) If screening sufficient to overcome greenbelt encroachments?
4) Should screening on Carpenter Road be via landscaping, knee wall, or
combination?
5) Would the Planning Commission support payment into the tree fund if the
applicant is not able to plant all the required mitigation trees on the site?
Corey and Michelle Weaver, applicants, addressed the Commission. Mr. Weaver
explained the rotation of the building, as well as the encroachment on wetlands.
Mrs. Weaver discussed how the extra space will allow for busier times of
business.
Dave Brewer, of Vaston O’Brian, discussed the road right of way.
Discussion was held on:
1) Encroachment
2) Location

3) Screening
4) Payment into the tree fund
5) Amount of zoning variance requests
7.0

Old Business
None.

9.0

Planner’s Report
Mr. Carlisle asked the Commission if the Zoom meetings were working well. He also
asked if the Powerpoint presentations were helpful. He informed the Commission that
there will be lengthy meetings in the future.

10.0

Chairperson’s Report
None.

11.0

Commissioner’s Report
None.

12.0

Public Comment II
Christina Lirones, 151 E. Textile Road, expressed her support for Zippy and Wacker.
She noted she has slight concern regarding the sidewalks in Heritage Preserve.
Moe Kasham, Superior Lawn Care, addressed the Planning Commission. He stated he
would be at the May 21st Planning Commission meeting.
Chairperson Payne asked Mr. Carlisle to explain the unpaved sidewalks in Heritage
Preserve.

13.0

Adjournment
Motion by Commissioner Harris, seconded by Commissioner Ralph, to adjourn the
meeting.
Chairperson Payne adjourned the meeting at 8:18pm.

Deborah Williams, Secretary

Please Note: This meeting is being recorded

May 21, 2020

This notice is posted in compliance with PA 267 of 1976 (as amended) Open Meetings Act, MCL 125.3103 and 125.3502 and the Americans with
Disabilities Act (ADA).Individuals with disabilities requiring auxiliary aids or services should contact the Pittsfield Charter Township Clerk’s
Office Office 3 business days prior to the meeting. The Clerk s Office can be reached at 734-822-3120 or via email clerk@pittsfield-mi.gov.
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Date: March 30, 2020
Revised: April 29, 2020,
May 13, 2020

Preliminary Site Plan and Conditional Use Review
For
Pittsfield Township, Michigan
GENERAL INFORMATION
File No.:

CSPA 20-05 and CUP 20-02

Applicant:

Zippy Auto Wash / Corey Weaver

Plan Date:

April 8, 2020

Location:

3952 Bestech (Lot 2) – Southwest corner Carpenter and Bestech

Zoning:

I, General Industrial

Action Requested:

Preliminary Site Plan and Conditional Use Approval

SUMMARY
The applicant is seeking preliminary site plan and conditional use approval to construct a 4,843
square foot automatic car wash with a 150-foot fully automatic wash bay, mechanical dryers,
heated exit and entrance slap, and vacuum stations. The 1.75-acre site is currently vacant.
The site includes two (2) automatic pay stations located at the rear of the site provide
additional stacking spaces for traffic queuing on site. The concrete entrance and exit ramps
will be heated to prevent freezing. Areas beyond these slabs shall be salted regularly in
freezing temperatures to prevent ice on paved surfaces. There will be three (3) vacuum islands
located adjacent to the building with two (2) vacuums each. Employee and customer parking
are located adjacent to the building.
The applicant has provided the following information regarding business operations:

Ann Arbor Zippy Auto Wash - Bestech
May 13, 2020, 2020

The property is proposed for use as a fully automated auto wash facility. During business
hours the facility is regularly occupied by 2 to 3 employees. Hours of operation will be
Monday through Saturday 7:00AM to 8:00PM and Sunday 8:00AM to 8:00PM.
Vehicle wash is listed as a conditional use in the General Industrial zoning district.
The Planning Commission discussed this application in concept at the May 7, 2020 meeting and
discussed the following:
• Appropriateness of location
• Need for variances
• Screening from Carpenter
• Building Design
• Tree mitigation
Since the last review the applicant has made the following amendments to their site plan:
• Shifted the building and drive-aisles five (5) feet to the south. This provides a 10-foot
greenbelt on Bestech and eliminates the need for a variance.
• Tightened the turning radius for the drive into the carwash building that is parallel to
Carpenter Road. Tightening this up, provides a 5-foot greenbelt along Carpenter Road.
Rather than seek a 10-foot encroachment into the 10-foot greenbelt on Carpenter, the
applicant is seeking a 5-foot encroachment.
• Added landscaping outside of the Carpenter Road ROW
The applicant needs one (1) variance to encroach 5-feet into the required 10-foot greenbelt
along Carpenter Road. The Zoning Board of Appeals is considering the variance request on May
18, 2020. I will inform the Planning Commission of the variance decision at the May 21st
meeting.

2

Ann Arbor Zippy Auto Wash - Bestech
May 13, 2020, 2020

ADJACENT ZONING AND LAND USE
North
South
East
West

ZONING
I, General Industrial
PUD, Planned Unit Development
I, General Industrial
I, General Industrial

LAND USE
Industrial -Various Uses
Sam’s Club
Industrial – Various Uses
Industrial – Various uses

Items to be Addressed: None.

3

Ann Arbor Zippy Auto Wash - Bestech
May 13, 2020, 2020

MASTER PLAN
The Future Land Use Plan designates the parcels and the surrounding area to the north, east,
and west as Industrial. Property to the south is planned and developed as Regional
Commercial.
Industrial areas are located along the southern portion of Carpenter Road where single use
industrial land uses currently exist.
The site is currently vacant and the conditional use request for a vehicle was facility meets the
intent of the Master Plan as the site is not adjacent to any residential uses.

SITE

Items to be Addressed: None

4

Ann Arbor Zippy Auto Wash - Bestech
May 13, 2020, 2020

NATURAL RESOURCES
A Natural Features Impact Statement and Natural Features Protection Plan are required based
on Section 14.04.C. and D. when it is found that one (1) natural feature is determined to exist
on the site. The applicant has identified a wetland and woodlands on site, and provided the
following information related to natural features impacts and protection:
There is an on-site wetland in the southeast corner of the site which shall have a 25-foot
setback to all construction related activities. This area shall be protected with a silt fence
and tree fence barriers. The woodland area adjacent to the wetland consists of black cherry
and cottonwood trees. The area of brush and volunteer trees located on the northern fringe
is poor to fair quality. This area appears to have been fill placed during the subdivision
development. Tree replacement of 50 trees is proposed to mitigate tree removal.
Woodlands:
We note from the tree mitigation calculations provided on the landscape plan (Sheet C-5),
indicate a total of 187.5 inches of protected trees will be removed. One hundred percent
(100%) mitigation requires seventy-five (75) 2.5-caliper replacement trees. Fifty (50)
replacement trees are proposed with an unknown caliper. Tree mitigation must be provided at
100% mitigation of the protected trees that are removed on-site. Larger caliper trees can be
planted to meet the 187.5-inches required.
Wetlands:
ECT has conducted a review of the wetlands. The project does not currently propose impacts to
on-site wetland or 25-foot wetland setback. As such, the project does not require wetland
mitigation. ECT are recommending preliminary site plan approval with the following conditions:
1. The Plan does not currently appear to indicate the area (square feet or acres) of the
existing on-site wetland or 25-foot wetland setback. This information shall be added to
the Plan.
2. The Plan does not appear to indicate who conducted an on-site wetland boundary
delineation on the site and when this was completed. This information shall be provided
on the Plan. In addition to the wetland information included on the Plan, a wetland
boundary determination report shall be provided to the Township if available.
Items to be Addressed: 1). Provide tree mitigation on site or request relief from Planning
Commission to pay into tree fund; and 2). Address wetland review comments by ECT.

5

Ann Arbor Zippy Auto Wash - Bestech
May 13, 2020, 2020

SITE ARRANGEMENT
The site is hindered by two front yards, and a woodland and wetland in the southeast corner of
the site. In earlier meetings with the applicant we asked if they were able to orient the building
to run parallel with Carpenter Road. They noted that they were not due to the required length
of the building, turning radius, and presence of wetland. Mostly so not to impact the onsite
wetland, they reoriented the building so that it is perpendicular to Carpenter Road.
Reorienting the building places the vehicle queuing at the side of the building and drive-aisle
between the building and Carpenter Road. In previous reviews we asked if they reduce or
eliminate encroachment into the greenbelts by reducing aisle widths, and “tightening” turning
radiuses, and removing extra stacking spaces. The applicant indicated that due to the
popularity of the business and nature of the use, they need wider aisle and additional stacking
area. They feel that additional site amendments are not feasible.
Of particular concern is screening of the queuing and area and internal carwash operations
from Carpenter Road. As noted, the applicant tightened the turning radius for the drive into
the carwash building that is parallel to Carpenter Road. Tightening this up, provides a five (5)
foot greenbelt along Carpenter Road. Rather than seek a 10-foot encroachment into the 10foot greenbelt on Carpenter, the applicant is seeking a 5-foot encroachment. Within the
existing 5-foot greenbelt the applicant has added landscaping. From the preliminary landscape
plan, we cannot determine the species provided. The applicant shall confirm species for us to
determine the adequacy of screening.
A knee wall or decorative fence in addition to the landscaping may also be considered.
Items to be Addressed: Confirm species for us to determine the adequacy of screening.
AREA, HEIGHT, SETBACKS
Dimensional requirements of the I, General Industrial district are as follows:
Lot Area
Lot Width
Building Setbacks
Front (Carpenter Road)
Front (Bestech Drive)
Side (west)
Rear (south)
Maximum Lot Coverage
Maximum Impervious
Maximum Floor Area

Required
1 acre
150 feet

Provided
1.75 acres
269 feet

Compliance
Compliant
Compliant

50 feet
50 feet
20 feet
35 feet
30%
60%
60%

63.5 feet
70.8 feet
55.3 feet
175.1 feet
6.3%
48.4%
6.3%

Compliant
Complaint
Compliant
Compliant
Compliant
Compliant
Compliant
6
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Building Height

2 stories / 45 feet

I story / 25 feet

Complaint

All dimensional requirements of the General Industrial zoning district have been met.
Items to be Addressed: None
PARKING
Section 12.05 of the Zoning Ordinance requires:
Required
9 spaces

Provided
9 spaces

Compliance
Complies

Drive Through Stacking
12 stacking spaces per bay
Barrier Free Accessible

12 spaces

17 spaces

Complies

1 space

1 space

Complies

Bicycle Parking
Loading

Not required
0 space

N/A
0 spaces

Complies
See below

Vehicle Wash
2 spaces plus 1 space for
each employee at peak shift

A note on the cover sheet indicates deliveries are made by cube vans. No semi-trucks will
service the property.
Items to be Addressed: None.
SITE ACCESS, CIRCULATION, and TRAFFIC
Site access will be provided via a single, two-way drive from Bestech Drive.
Turning radii for emergency vehicles, delivery and garbage trucks are provided on Sheet C-6.
Items to be Addressed: None.
LANDSCAPING, SCREENING, and BUFFERING
The applicant has submitted a general landscape plan. A detailed landscape plan is not
required for a preliminary site plan. We note AR and CABF plantings are listed in the plant
Legend, but ARB and CA plantings are labeled on the landscape plan. We have reviewed the
preliminary plan and found the following deficiencies:
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Greenbelts: The greenbelts do not contain a berm three (3) feet in height as required in
Section 13.02.E.2.b. Alternative landscape plantings or a solid wall that does not exceed three
(3) feet in height may be approved where it is found that space limitations or visibility for
vehicular circulation prevents construction of a landscape berm. Further, 549 linear feet of
street frontage (both Carpenter and Bestech) require 19 greenbelt trees; 21 trees are provided.
Perimeter Parking Lot Screening: The applicant has demonstrated 92 linear feet of perimeter
parking lot requiring 2 trees which have been provided.
Interior Parking Lot Landscaping: Two (2) canopy trees are proposed interior to the parking
area as required.
General Site Landscaping: The landscape requirement chart notes 20% site landscaping is
provided. We note the southern portion of the site containing the wetland and wooded area
will remain generally undisturbed.
Trash Enclosure Screening: A dumpster location is shown at the southwest corner of the site
and is setback 10 feet from the property line as required. Detail of the enclosure was not
provided in the plan set.
Equipment Screening: We note the location of what appears be a transformer location at the
southwest corner of the building. Landscape screening is provided in this location. The
application should confirm by labeling the proposed fixture.
A detailed landscape plan will be reviewed as part of the final site plan application.
Items to be Addressed: 1). Planning Commission to consider screening along Carpenter Road;
2). Submit detailed landscape plan; and 3). Provide dumpster enclosure detail.
FLOOR PLANS AND ELEVATIONS
Floor plans and elevations are provided on Sheet A-1. Exterior materials will include split-face
block and metal roofing. Applicant has provided color renderings.
Items to be Addressed: None.
PHOTOMETRICS
The applicant has not submitted a photometric plan. A photometric plan is required for final
site plan submittal.
Items to be Addressed: Submit photometric plan that is compliant with Section 13.05.
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CONDITIONAL USE STANDARDS
Section 10.04 of the Zoning Ordinance requires the Planning Commission to review the
particular circumstances and facts of each proposed use in terms of the following standards and
required findings, and shall find and record adequate data, information and evidence showing
that such a use on the proposed site:
1. Compatibility with Adjacent Uses.
Properties adjacent to the subject site are zoned I, General Industrial to the north, east
and west. Properties immediately to the south of the site are zoned PUD, Planned Unit
Development and are developed regional commercial. The surrounding uses are similar
in nature and negative impacts on the neighboring properties would be limited.
2. Compatibility with the Master Plan.
The applicant is proposing a commercial/industrial use in an area of the Township
planned for industrial uses. If developed in accordance with the Zoning Ordinance, the
vehicle wash is compatible with the Master Plan.
3. Traffic Impact.
All vehicle traffic to the site will be from Bestech Drive. Stacking spaces are
accommodated around the proposed structure and will not impact traffic off-site.
4. Impact on Public Services.
The proposed vehicle wash should not have any negative impact on public services.
5. Compliance with Zoning Ordinance Standards.
As noted in the previous sections, the site plan will need to be revised to meet all zoning
ordinance standards, and /or variances obtained for greenbelt setback reduction on
Carpenter Road.
6. Impact on the Overall Environment.
Outdoor storage areas will be developed on areas of the site that have already been
graded for development the eastern portion of the property will remain in its natural
state.
7. Conditional Use Approval Specific Requirements.
9
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Vehicle wash facilities must meet the specific use requirements outlined in Section 11.36.
We note all washing activities will take place within the building, a drying facilities are
provided at the end of the wash cycle, and heated slabs will be provided at the entrance
and exit areas.
Items to be Addressed: None.
RECOMMENDATION
Provided the applicant obtain the necessary variance approval from the Zoning Board of
Appeals, we recommend that the Planning Commission consider if proposed screening along
Carpenter Road is sufficient. A knee wall or decorative fence in addition to the landscaping may
also be considered.
Based on additional direction from the Planning Commission, we recommend that staff be
directed to draft the necessary resolutions of approval, with the following conditions to be required as

part of the final site plan submittal:
1. Provide tree mitigation on site or request relief from Planning Commission to pay into

tree fund.
2. Address wetland review comments by ECT.
3. Provide detailed landscape plan

4. Provide dumpster enclosure detail.
5. Submit photometric plan that is compliant with Section 13.05.

Hopefully we can meet again in person in the very near future.
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Pittsfield Charter Township
Department of Utilities & Municipal Services
6201 West Michigan Avenue, Ann Arbor, MI 48108
Phone: (734) 822-3101  Fax: (734) 944-1103
Website: www.pittsfield-mi.gov

Mandy Grewal, Supervisor

MEMORANDUM
TO:

Pittsfield Township Planning Commission

FROM:

Eric Humesky, P.E.
Township Engineer

DATE:

April 15, 2020

SUBJECT:

Zippy Auto Wash
C.S.P.A. #20-05
Preliminary Engineering Review

We have reviewed the March 2, 2020, 6-sheet submittal of the above preliminary site plan that was received at
the Township on March 11, 2020 and comment as follows:
1. Sheet C-1; Title Sheet
a. The name of the project, “Zippy Auto Wash,” and the Township identifying number,
“C.S.P.A 20-05,” shall be placed at the bottom right corner.
b. The sheets shall be numbered consecutively. Additionally, Sheet A-1 shall be added to the
Drawing Index.
c. The address of the site and the parcel identification number shall be added at the top of the
sheet under the project name.
d. A permit approval table with the date approval is granted shall be included on the sheet.
e. A fire protection sheet shall be included with all items noted in Paragraph 2.02(D) of the
Township Engineering Standards.
f. An area-wide drainage map shall be provided showing all the existing and proposed
drainage to the regional detention basin.
2. Sheet C-2; Existing Conditions Plan
a. Land use of all adjacent property shall be shown.
b. The dashed line through the southeast corner of the site shall be identified.
Code Enforcement
(734) 822-2111
codeenforcement@pittsfield-mi.gov

Engineering
(734) 822-3109
engineering@pittsfield-mi.gov

Planning
(734) 822-3130
planning@pittsfield-mi.gov

Utilities
Utilities

(734) 822-3105
822-3105
(734)
utilities@pittsfield-mi.gov
utilities@pittsfield-mi.gov

Zippy Auto Wash
C. S. P. A. #20-05
April 15, 2020
Page 2 of 3

c. The existing 18-inch storm sewer at the north property line ends abruptly. The Applicant
shall add a note stating that the extent of the 18-inch storm sewer shall be field verified
prior to construction.
d. The limits of the soil types and groundwater information, with supporting evidence, shall
be shown on the sheet.
e. The site geotechnical report should be provided in the next submittal.
f. Existing lot lines, building lines, structures, parking areas, and other improvements on the
site and within 100 feet of the site shall be shown.
g. The Site Benchmark shall be identified on the sheet.
h. The rim and invert elevations of the existing sanitary sewer at the manholes shall be
provided. This shall be included on all relevant sheets.
i. The existing fire hydrant along Bestech Drive shall be noted for removal.
j. Bestech Drive shall be labeled on this sheet and all relevant sheets.
3. Sheet C-3; Site Plan
a. The existing fire hydrant along Bestech Drive shall be deleted from the plan view.
b. The shutoff valve for the water service shall be installed outside of pavement.
c. The applicant shall consider extending the sidewalk construction along Bestech Drive
west to the Boy Scouts of America driveway so that a sidewalk gap is not created.
d. It is not clear why the 18-inch storm sewer stub on the north side of the site is not used as
the storm water outlet. This should be explained.
e. The water main shall be proposed looping through the site connecting the water main on
the north side of the property to the water main at the southwest corner of the property.
4. Sheet C-4; Grading Plan
a. The existing fire hydrant along Bestech Drive shall be deleted from the plan view.
b. The proposed contours shall be shown throughout the site.
c. ADA requires a maximum of 2% cross slope, 5% running slope, and 8.33% ramp slope
for sidewalks. The Applicant shall consider revising sidewalk grades to 1.5% cross slope
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and less than 5% running slope to provide for variance during construction. Any proposed
curb ramps should be proposed at a slope around 7.5%.
d. The T/C elevation in the northwest corner of the drive shall be changed to 836.55 rather
than 936.55.
e. There is a low point in the southeast corner of the proposed dumpster enclosure. The
Applicant shall note a curb drain, or revise the grades, to convey all stormwater to catch
basins.
f. It appears there is a trench drain at the car wash exit. The Applicant shall annotate
accordingly and provide details to how water will be captured and routed to the
stormwater system.
g. The infiltration testing report shall be provided to confirm that the proposed infiltration
rate is feasible.
h. Proposed grades shall generally not exceed a slope of 1 on 4. The steep slopes southeast
and east of the drive shall be improved.
5. Sheet C-5; Landscape Plan
a. The plan view is blurry due to a scaling issue. The sheet shall be revised to clearly show
the proposed development, and the scale shall be standard engineering scale. Additionally,
the detention basin with any proposed landscaping and all contours shall be shown on this
sheet.
b. All proposed trees shall be a minimum of 10 feet from all utilities and leads, including
water, sanitary, and storm. Trees not meeting this requirement shall be relocated.
6. Prior to a pre-construction meeting, the Applicant shall provide a performance guarantee to the
Township in accordance with Section 3.09 of the Zoning Ordinance.
7. With each re-submittal, the preparer shall provide a written summary of revisions made to the
plans.

memo
TO:

Ben Carlisle, AICP
Pittsfield Charter Township Planning Consultant

FROM:

Pete Hill, P.E.
Senior Associate Engineer

DATE:

April 24, 2020

RE:

Zippy Auto Wash (CSPA20-05)
Bestech Lot 2 (3952 Bestech Drive)
Property ID L-12-23-110-002
Preliminary Site Plan Review

Environmental Consulting & Technology, Inc. (ECT) has reviewed the Preliminary Site Plan for Zippy Auto
Wash (CSPA20-05) project prepared by Vanston/O’Brien, Inc. dated April 8, 2020 (Plan). ECT is preparing
this review letter for compliance with the Pittsfield Township Wetlands Protection Ordinance (Chapter 8 Environment, Article III - Wetlands).
ECT recommends approval of the Preliminary Site Plan for Wetlands. ECT recommends that the
applicant address the items noted in the Wetland Comments section of this letter prior to the approval
of the Final Site Plan.
The proposed development is located at the southwest corner of Carpenter Road and Bestech Drive (north of
Michigan Avenue/US-12), in Section 12 (i.e., Bestech Lot 2 – 3952 Bestech Drive). The proposed site consists
of 1.75 acres (gross) and the project would consist of the construction of an automatic car wash in a 4,843
square foot building with a 150-foot automatic car wash bay, as well as employee and customer parking, utilities
and 3,550 square foot stormwater infiltration bed.
Based on aerial images (including historic aerial images) the majority of the subject has been previously
disturbed and currently consists of mowed turfgrass. However, based on the Plan as well as aerial photo
imagery, an existing wetland is located in the southeast portion of the site. The proposed Plan avoids impacts
to this existing on-site wetland area and its 25-foot wetland setback (see Figure 1).
A summary of our findings from review of the applicant’s submittal regarding existing wetlands and proposed
wetland impacts follows.

Wetland/Existing Conditions

One (1) on-site wetland is located in the southeast section of the site, adjacent to Carpenter Road (see Figure
2). Wetland flag numbers a3 through a18 are indicated on the Existing Conditions Plan (Sheet C-2). Both the
wetland boundary and the 25-foot wetland setback locations are clearly indicated on the Plan (see Figure 1).
The Plan does not currently appear to indicate the area (square feet or acres) of the existing on-site wetland or
25-foot wetland setback. This information shall be added to the Plan.
ECT gathered and reviewed existing available site information such as the National Wetland Inventory (NWI)
mapping from the U.S. Fish and Wildlife Service (USFWS; included as Figure 3), the Michigan Department of
Environment, Great Lakes, and Energy (EGLE) Wetland Mapper, the Washtenaw County Soil Survey data
from the US Department of Agriculture’s Natural Resources Conservation Service (USDA NRCS) Web Soil
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Survey, United States Geological Survey (USGS) Topographic mapping, and current and historical aerial
photography. The NWI information indicates one (1) area of palustrine forested wetland in the southeast
portion of the site.
At this time, ECT has not completed an on-site wetland verification. ECT recommends that we conduct a
wetland boundary verification during the growing season (May 1 through October 15) in order to verify any
existing on-site wetland boundaries. The wetland boundaries currently indicated on the Plan appear to
accurately reflect the on-site wetland areas and can be used for initial planning purposes.
The Plan does not appear to indicate who conducted an on-site wetland boundary delineation on the site and
when this was completed. This information shall be provided on the Plan. In addition to the wetland
information included on the Plan, a wetland boundary determination report shall be provided to the Township
if available.
“Wetland 1” is a forested wetland. The ‘Natural Features’ notes on Sheet C-2 indicate that the area adjacent to
the forested wetland contains black walnut (Juglans nigra), black cherry (Prunus serotina), and cottonwood (Populus
deltoides).

Wetland Impact Review

As noted, the Grading Plan (Sheet C-4) indicates the proposed limits of disturbance for the project. The on-site
wetland and its 25-foot wetland setback are proposed to be preserved.

Wetland Regulation by the State of Michigan

Wetlands are protected under Part 303 Wetland Protection, of P.A. 451 of 1994, the Natural Resources and
Environmental Protection Act (NREPA, as amended). The Michigan Department of Environment, Great
Lakes, and Energy (EGLE, formerly MDEQ) assumes authority over wetlands that are 5 acres or greater in
area; contiguous (directly adjacent to) to an inland lake, pond, or stream; within 500 feet of an inland lake, pond,
or stream; or within 1,000 feet of a Great Lake, Lake Saint Clair, Saint Mary’s River, Saint Clair River, or Detroit
River.
EGLE may also exert regulatory control over isolated wetlands less than five acres in size: “...if the department
determines that protection of the area is essential to the preservation of the natural resources of the state from
pollution, impairment, or destruction and the department has so notified the owner.”
The following activities are prohibited within regulated wetlands without an EGLE permit:
1 The placement of fill material;
2 Dredging;
3 Construction within; and/or
4 The draining of surface water from a wetland.
It is ECT’s opinion that the area of on-site forested wetland is likely hydraulically connected to off-site wetlands
with a total area exceeding five (5) acres. This wetland is therefore likely regulated by EGLE.

Wetland Regulation by Pittsfield Charter Township

Based on the findings set forth in Section 8-12 of the Township’s Wetland Ordinance, the Township Board of
Trustees declares a goal of no net loss of wetlands within the Township and a long-term goal of a net gain in
wetlands within the Township. These goals are to be accomplished through the use of all means available to
the Township as authorized by applicable local, state and federal laws and regulations, including, but not limited
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to, the implementation of the regulatory purposes and intent of this article; the identification and review of
degraded or destroyed wetlands in the Township; and the use of incentives, voluntary agreements, and other
forms of cooperation between the Township and landowners to protect and restore wetlands to the greatest
extent possible authorized under the law.
Under the authority of Wetland Ordinance, Pittsfield Charter Township regulates all watercourses and wetlands
that are:
1.
2.
3.

Contiguous to a lake or pond, or a river or stream, regardless of size;
Not contiguous to a lake or pond, or a river or stream; and 2 acres or more in size;
Not contiguous to a lake or pond, or a river or stream; and less than 2 acres in size, if the Township
determines that protection of the area is essential to the preservation of the natural resources of the
Township from pollution, impairment, or destruction as provided by this Ordinance.
In making a determination that a wetland is essential to the preservation of the natural resources of the
Township must find that one or more of the following exist at the particular site:
a) The site supports state or federal endangered or threatened plants, fish, or wildlife appearing on a list
specified in Section 36505 of the Michigan Wetlands Protection Act.
b) The site represents what is identified as a locally rare or unique ecosystem.
c) The site supports plants or animals of an identified local importance.
d) The site provides groundwater recharge documented by a public agency.
e) The site provides flood and storm control by the hydrologic absorption and storage capacity of the
wetland.
f) The site provides wildlife habitat by providing breeding, nesting, or feeding grounds or cover for
forms of wildlife, waterfowl, including migratory waterfowl, and rare, threatened, or endangered
wildlife species.
g) The site provides protection of subsurface water resources and provision of valuable watersheds and
recharging groundwater supplies.
h) The site provides pollution treatment by serving as a biological and chemical oxidation basin.
i) The site provides erosion control by serving as a sedimentation area and filtering basin, absorbing silt
and organic matter.
j) The site provides sources of nutrients in water food cycles and nursery grounds and sanctuaries for
fish.

The on-site wetland is regulated by the Township as it meets one or more of the essentiality criteria listed
above (e.g., flood and storm control as well as wildlife habitat). According to the Pittsfield Charter Township
Wetland Protection Ordinance, Section 8-17, the following activities require a permit from the Township:






Deposit or permit the placing of fill material in a wetland.
Dredge, remove, or permit the removal of soil or minerals from a wetland.
Construct, operate, or maintain any use or development in a wetland.
Drain surface water from a wetland.
Mowing, cutting, removing, or causing to be removed or damaged, native vegetation or trees from the wetland,
except for the mowing of a walkable path not to exceed ten (10) feet wide, unless as an ecological restoration
project approved by the Ordinance Enforcement Officer.
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In addition to the desire to preserve wetlands, the Township’s goal is to preserve wetland buffers/setbacks.
The Township’s Land Development Standards (Chapter 19 – Protection and Mitigation of Natural Features) states
that:
A permanent buffer strip, vegetated with natural plant species, will be maintained or restored within a setback of 25 feet
from a designated edge or boundary of a wetland area.
As proposed the project will not impact the on-site wetland or its 25-foot wetland setback. Wetland permits
from the Township or from EGLE would not be required for the project as currently proposed.

Proposed Mitigation

The project does not currently propose impacts to on-site wetland or 25-foot wetland setback. As such, the
project does not require wetland mitigation.

Wetland Comments

Please consider the following comments when preparing subsequent site plan submittals:
1. The Plan does not currently appear to indicate the area (square feet or acres) of the existing on-site
wetland or 25-foot wetland setback. This information shall be added to the Plan.
2. The Plan does not appear to indicate who conducted an on-site wetland boundary delineation on the
site and when this was completed. This information shall be provided on the Plan. In addition to the
wetland information included on the Plan, a wetland boundary determination report shall be provided
to the Township if available.

Conclusions

The proposed development appears to avoid impacts to regulated on-site wetlands and the 25-foot wetland
setback. As such neither wetland mitigation or wetland use permits from the Township or from EGLE appear
to be required.

Recommendation

ECT recommends approval of the Preliminary Site Plan for Wetlands. ECT recommends that the applicant
address the items noted in the Wetland Comments section of this letter prior to the approval of the Final Site
Plan.
cc:

Zoe Crowley, UMS Specialist (CrowleyZ@pittsfield-mi.gov)
Allen Hare, UMS (HareA@pittsfield-mi.gov)
Eric Humesky, PE, Township Engineer (engineering@pittsfield-mi-gov)
Belinda Kingsley, Zoning & Code Enforcement Administrator, Pittsfield Charter Township
(KingsleyB@pittsfield-mi.gov)
Sheryl Saliba, Utilities & Municipal Services Administrative Assistant (SalibaS@pittsfield-mi.gov)

Attachments: Figure 1. Wetland Locations (Grading Plan), Source: Vanston/O’Brien
Figure 2. Street view Image (Source: Google Earth)
Figure 3. National Wetlands Inventory Map (Source: U.S. Fish & Wildlife Service;
https://www.fws.gov/wetlands/data/google-earth.html)
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Figure 1. Wetland Location (Grading Plan, Sheet C-4, provided by Vanston/O’Brien). Approximate project
limits of disturbance are shown in red. Approximate wetland boundaries are shown in green and 25-foot
wetland buffer boundary is shown in orange.
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Figure 2. Street view Image (Source: Google Earth). The forested wetland is located on the left side of the
photo (i.e. southeast side of the project property.
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Figure 3. National Wetland Inventor Map (Source: U.S. Fish & Wildlife Service). The approximate project
limits of disturbance are shown in red and the area of (palustrine) forested wetland (i.e., “PFO”) is shown in
green.

PITTSFIELD CHARTER TOWNSHIP
PUBLIC HEARING NOTICE
CUP # 20- 02
ZIPPY AUTO WASH, LLC

NOTICE IS HEREBY GIVEN THAT an electronic meeting of the Pittsfield Township Planning Commission will
be held on Thursday, May 21, 2020 at 6: 30 p. m.

At this meeting, the Planning Commission will hold a Public Hearing, CUP # 20- 02 Zippy Auto Wash to consider a request
to construct an automatic car wash facility at 3952 Bestech Drive, Ypsilanti, MI 48197, tax parcel L-12- 23- 110- 002 in
Section 23, Pittsfield Charter Township, Washtenaw County, Michigan.

In compliance with the Governor of Michigan' s Executive Orders, the Pittsfield Township Planning Commission will
conduct its May 21, 2020 meeting electronically. Public participation at the May 21, 2020 Planning Commission meeting
will be via teleconference/ videoconference in order to reduce the risk of exposure to persons with the COVID- 19 virus
and to comply with the Executive Order' s restrictions on in- person governmental functions.
To participate as a member of the public:
httos:// zoom. us/ i/ 96331984785? owd= ZzFna2tlZjZydW9vcnlvaTdHcIRWZzO9
Zoom Password: Pittsfield

iPhone one -tap:
US: + 13017158592,,96331984785#,, l#,776712# or + 13126266799,,96331984785#,, l#,776712#
Telephone:

US: + 1 301 715 8592 or + 1312 626 6799 or + 1929 205 6099 or + 1253 215 8782 or + 1346 248 7799 or + 1
669 900 6833
Webinar

or 888 475 4499 ( Toll Free) or 877 853 5257 ( Toll Free)

ID: 963 3198 4785

Password:

776712

International numbers available: https:// zoom. us/ u/ acZPTn450K

If you are a member of the public and cannot connect, please call ( 734) 216-9347.

Further instructions on participating in public comment will be provided once the meeting has been called to order in
order to ensure two-way communication between the Planning Commission and the members of the public.

Written comments will be received at zoning@pittsfield- mi. gov until 3: 00 p. m. the day of the hearing.
Any person who wishes to contact members of the Planning Commission to provide input or ask questions on any
business coming before the Planning Commission on May 21, 2020 may do so by calling ( 734) 216- 9347 or emailing
zoning@pittsfield- mi. gov prior to the meeting. Reasonable auxiliary aids and services can be provided at the meeting to
individuals with disabilities by contacting the Clerk' s Office at ( 734) 822- 3120 or via email at clerk@pittsfield- mi. gov at
least three business

days in advance.

I
Michelle

L. Anzaldi,

Clerk

Pittsfield Charter Township
6201 W. Michigan

Avenue

Ann Arbor, MI 48108

Published: May 3, 2020
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CUP 18-04 Superior Lawncare
rec: 2019-06-10

Pittsfield Charter Township
Department of Utilities & Municipal Services
6201 West Michigan Avenue, Ann Arbor, MI 48108
Phone: (734) 822-3101  Fax: (734) 944-1103
Website: www.pittsfield-mi.gov

Mandy Grewal, Supervisor

MEMORANDUM
TO:

Planning Commission
Mandy Grewal, Township Supervisor

FROM:

Benjamin R. Carlisle, Township Planning Consultant

DATE:

May 13, 2020

SUBJECT:

Superior Landscaping Conditional Use Revocation (CUP 14-06)

As you are aware, the Township has been working with Superior Landscaping to come into
compliance with the Township’s Ordinance requirements since they opened in 2014. Since that time,
the property owner has not complied with Township Ordinances, conditions of conditional use
approval or consent judgements/court orders. There have also been several complaints regarding
Superior Landscaping’s business operations from residential neighbors relating to various subjects
such as noise, removal of vegetation, etc.
Due to the continued violations, complaints and non-compliance with Township and court mandated
requirements by the property owner, the Township respectfully requests the Planning Commission
consider revocation of CUP 14-06 which allows the operation of the Superior Landscaping business
located at 4197 Carpenter Road (L-12-13-200-037).
The business opened in April 2014 without proper permits. At that time, Township Staff worked with
the applicant to file the necessary paperwork and prepare plans to seek approval from the Planning
Commission. The Planning Commission approved the CUP on September 18, 2014 with the
following conditions:
1. The applicant provide proper fencing between Zap Zone and the driveway of Superior Lawn
Care.
2. The applicant shall maintain a 50-foot setback on the south and east sides of the property
supplemented with additional evergreen trees and maintain a buffer of arborvitae along the
north and west sides of the property.
3. The applicant shall limit the hours of operation to 7:00am to 5:30pm.
4. The driveway of the site shall be paved for a distance of 50 feet and asphalt millings shall be
placed on the remainder of the driveway. The conditions of the driveway shall be evaluated
by Township staff one year from the date of approval to monitor concerns over dust and
safety. If concerns persist, the applicant shall pave the driveway of the site to the end of the
adjacent Zap Zone building.
5. Storage on the site will be limited to specified materials and no bulk sale shall be stored
outside.
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A timeline of interaction with the applicant is provided as a supplement to this memo. The timeline
can be summarized as the following:
•
•
•

April 2014 – Superior opens without proper permitting.
September 2014 – Conditional land use approval granted by the Planning Commission.
Since the Conditional land use was approved:
o 14+ Notice of violations/citations have been issued
o 15+ site visits/meetings with the property owner have been conducted
o 5 residential complaints have been documented on various topics
o 5 court appearances have been undertaken by staff/property owner

In addition to violations of the CUP 14-06, significant onsite violations include noise complaints,
inoperable vehicles on site, unauthorized tree and vegetation removal, unauthorized structures,
unauthorized retail sales, unauthorized outdoor storage, and gas tanks installed without secondary
containment or protection.
In 2018, site inspections uncovered additional site improvements had been constructed and
implemented prior to requesting approval. It was not until additional citations, court appearances and
consent orders where undertaken that an amended site plan and conditional use application were
submitted to the Township for consideration of expansion of the use and modifications to the site
plan.
In 2019, the applicant applied for an amendment to their CUP and site plan in order to provide for
retail sales and additional business operations not originally included in CUP 14-06. On November 7,
2019, the Planning Commission denied the request to expand the landscape contractor operations
on the site based on the following findings:
1. The increased intensity of the operation of the site is not compatible with the surrounding land
uses. The site abuts residentially zoned property (Arbor Ridge) to the east and has during
the use of the site, considerably reduced the existing mature vegetation along the eastern
property line that had provided a natural buffer between the site and neighboring residential
uses.
2. The proposed intensification of the use is not consistent with the intent of the Master Plan
based upon the negative impacts the increased operations of the landscape contractor yard
will have on adjacent residential uses.
3. Increasing operation of the landscape contractor yard would likely generate additional traffic
to the site. The existing driveway to the facility is narrow and there is not sufficient area to
expand in order to construct a two-way driveway at an appropriate width.
4. Based on the limited information provided by the applicant with regard to all proposed
additions to the existing business operations, we are unable to conclude the site will not
impact public services.
5. The proposed intensification of the landscape contractor use is not in compliance with zoning
standards.
6. The proposed intensification of the landscape contractor use will negatively impact the overall
environment in comparison to the impacts associated with typical permitted uses.
7. As proposed, the application does not meet the conditional use standards.
After the application to revise their CUP was denied, the applicant was to remove any non-approved
items from their site and bring the site into compliance. The applicant continuously fails to bring the
site into compliance.

Section 10.5.C states a violation of a requirement, condition, or safeguard will be considered a
violation of this ordinance, and grounds for the Planning Commission to terminate and cancel such
conditional use permit.
There are no revocation procedures outlined in the Township Ordinances or in the State Zoning
Enabling Act. Typically, revocations are undertaken in the same manner the use was approved. In
this case, the following procedure shall be conducted in considering the revocation of CUP 14-06:
1. Applicant informed in writing that Township is scheduling a public hearing to revoke the CUP
(letter sent to applicant on April 30, 2020).
2. Township schedules public hearing (public notice attached – published in paper and directly
noticed to properties within 500 feet of the subject site).
3. Planning Commission holds public hearing.
a. Applicant presents case
b. Public allowed to speak
4. Planning Commission renders a decision.
Revocation of a permit is a last resort that is generally not pursued by the Township. Unfortunately,
after many years of trying to work with the property owner to come into compliance, the Township
does not feel this can be accomplished. In addition to revocation of the CUP, the Township is also
pursuing legal action.
I look forward to discussing this at the upcoming Planning Commission meeting.

MEMORANDUM
TO:
FROM:
DATE:
SUBJECT:

Ben Carlisle, Planning Consultant
Belinda Kingsley, Zoning & Code Enforcement Administrator
May 13, 2020
Superior Lawn Care – 4197 Carpenter – Code Enforcement Violation History

This is a partial list of violations documented since 4/14/14, through the fall of 2019. I have not documented all
site visits, telephone calls and meetings in BS&A. Due to ongoing litigation, I have not visited the site in 2020.
First contact with business after seeing a banner on Carpenter offering landscape materials to the
4/14/14
public. – advised that they would need a ZC app to determine the use of the property. Moved in two weeks
prior. A banner on Carpenter offered landscape materials to the public.
4/15/14
ZC filed. Advised they needed a CSPA, CUP and possibly a C of O for the two buildings
(remodeled without permits)
Telephone call – Craig returned Kasham's call, with Allan Hare and I in the office, and Kasham on
4/15/14
speaker phone.
Craig told him that we are not sure if the zoning is ok, it will need to be reviewed and they just submitted it today.
He informed Kasham that he cannot operate the business without meeting the required steps of submitting a
CSPA and CUP.
Kasham said that his attorney, AJK Law, had researched the zoning a year ago and told him that Carpenter
Road would be a good location for them. He also said that his attorney had talked to someone at the township
that confirmed that another property on Carpenter would be appropriate zoning. He's not sure who his attorney
spoke to.
Craig told Kasham that he would probably need a C of O for the buildings in addition to the CSPA and CUP.
Craig asked what they will be doing on the property. Kasham said the "primary use would be a lawn service."
Also "not really a nursery" even though he said they would be selling landscape materials including mulch,
trees, shrubs and plants to the public. The sign that they had by the road last weekend indicates that they are
offering hardwood mulch, topsoil, compost, dyed mulches, 21AA limestone, boulders, rock and more to the
public. Picture of sign in the file. Craig asked him if they would be doing snow removal and storing salt, and he
said yes.

4/16/14

Advised Kasham that he cannot operate a business on the property until the issue is resolved.
NOV letter mailed.
Twp decided to wait for more info from Kasham to evaluate the use.

4/23/14

Letter to Kasham from Ben (attached).

4/25/14

Site visit by Kurt (Bldg) and Bill (FM) – one week deadline to have an architect contact them with a
plan. Entire building and garage remodeled without permits.

5/5/14

Meeting with Candice, Moe, Aysha and I – Discussed CSPA, addendum to ZC Permit, more
materials delivered after agreeing not add to site. Craig agreed to allow outside parking of 12
passenger vehicle trucks. Switched engineers from MCI to Kem-Tech. Kasham sent an email later
with a list of the items they cannot fit inside the barn.

5/6/14

Request for more time to remove items from the site. Email to Kasham, deadline to comply is
today.

5/12/14

Candice and I inspected and talked to Kasham. Numerous violations – outside storage, blight,
unlicensed/inop vehicles.
Citation #2032 issued, and NOV for blight and unlic/inop vehicles.

Site visit – Violations of outside storage of enclosed trailer, open trailer, truck with enclosed trailer.
6/3/14
Burned truck moved inside as requested.
7/21/14
Site Visit – Continuing to bring in job debris to dump on the site – branches with green leaves,
edging material mixed in. Basketball hoop on pile of debris too. Talked to Moe – will have cleaned up tomorrow.
Site visit – Talked to Moe – Cars parked in bins, instead of area approved for parking. Large pile of
10/22/14
concrete scrap w/ landscape waste in it. Outside storage of snow equipment (pole barn looks empty).
1/28/15
Call from Mo – Wants to have Steve’s Custom Signs place a ground sign in their driveway. He has
contacted WCRC and they told him that he can’t have it in the ROW. I explained that he doesn’t own any
property beyond the 18’ that was shown on the site plan as their driveway. There is no place to install a sign
near Carpenter Road. Their options are to work with Allied Fence to share Allied’s existing sign, since they
share a driveway, or have a building sign on one of their buildings. No to his requests for signs above the roof
line, flags near Carpenter, etc.
4/9/15

NOV mailed – Violations – Encroachment into the 50-foot setback on two sides, failure to install
landscaping required on site plan, outdoor storage of equipment, a liquid bladder, portable tanks,
etc.

4/17/15
Resident complaint – neighbor located behind the Superior site came into the township to complain
about Superior’s site. He was speaking on behalf of the residents that back up to Superior’s site. His complaint
was that they have cleared the vegetation that previously blocked their view of Superior. Now they hear
equipment running from 7:00 a.m. to 7:00 p.m. every day but Sunday. Also every time they receive a delivery of
stones or mulch a plume of debris carries over and drops on their neighborhood, along with the noise caused by
the delivery truck back up beeper and clanging gate.
4/27/15
Ben and I re-inspected Superior's site to follow up on the issues identified in the NOV sent 4/9/15.
Mo Kasham was on-site and we had a brief conversation with him.
The site was considerably cleaner than our previous visit, but several violations have continued and new
violations were identified.
1. Fence installed (4x4 wood posts with chicken wire mesh) - South edge of property - No Permit
2. Fence installed around a new display area next to the office building - No Permit
3. Items stored outside: Skid loader, Bobcat, trailers (3), liquid storage container, backhoe and loader
4. Wood bin/structure next to pole barn
5. Trees planted to screen bins - only 3' should be 6-8' - required to have 49 on North side and 29 on West side
6. Berm and vegetation on East side have been reduced enough to make the homes in Crystal Creek visible
7. Height of materials stored in bins exceeds the height of the bins
8. Materials stored outside of bins - loads of rocks dumped on the ground and piles of bricks and pavers.

4/30/15

Building still has not received revised plans for the work performed to the office/garage. No permits
have been issued.

5/1/15

Citation #937 – Outdoor storage and violation of CUP

5/4/15

Citation #938 – Outdoor storage and violation of CUP

5/5/15

Citation #940 – Outdoor storage and violation of CUP

5/6/15

Citation #941 – Outdoor storage and violation of CUP

5/7/15

Citation #942 – Outdoor storage and violation of CUP

5/8/15

Citation #943 – Outdoor storage and violation of CUP

5/11/15

Citation #944 – Outdoor storage and violation of CUP

5/12/15

Citation #945 – Outdoor storage and violation of CUP

5/13/15

Citation #946 – Outdoor storage and violation of CUP

5/23/15

Inspection - Matt, Craig and I - Aysia, Moe and Little Moe – Numerous violations
Bins not complete - materials stored outside bins (mulch, paver sand, rocks, etc.) and mulch height
is above bins
Arborvitae planted on West side - 3' instead of 6'
No screening shrubs planted on North side
Two disabled vehicles parked outside and one trailer
Wood box next to pole barn
Piles of asphalt grinds and dirt
Too many employee cars, and not parked in the correct location

6/2/15

Fink provided Ayesha with a Consent Judgment and Order. Nine Citations have been issued.
Kasham requested dismissal of all but one, offer was to accept responsibility for $1,300 in
Citations.

6/3/15

Court hearing – accepted responsibility for $850 in Citations. Consent Judgment and Order entered
with the Court. Superior needs to comply with the CUP by 7/1/15.

5/18 /16

Craig and I met with Kasham – flyers have been distributed inviting the public to shop at Superior,
which is a violation of their CUP.

6/13/16
Site inspection – Numerous violations –
Inoperable vehicles – 11
Pallets of materials – pavers
Outdoor storage of equipment
Wood pile
30 employee vehicles- parking issues
Dead pines in buffer on the east side – removing the barrier between residential area
Calcium chloride bladder, not on site plan, no secondary containment – NOT PERMITTED
Dumping old landscape materials on site
Dead trees in screening area
8/29/16

Noise complaint from a residential neighbor. Site visit – using a chipper. Contacted Kasham – not a
permitted activity. Received another call in the afternoon from a residential neighbor that the
chipping had resumed. Advised resident to contact DPS.

9/8/16

Noise complaint from residential neighbor about chipping again. Citation #2089 issued.

9/21/16

Laura K and inspected the site to determine compliance with 6/3/15 Consent Judgment and Order –
Numerous violations – only in compliance with one item out of seven.

9/22/16

Meeting with Fink, Superior, Craig and I regarding violations of the of Consent Judgment and
complaints received. Deadline of 30 days to bring the site into compliance.

10/6/16

Laura K and I inspected the site. While there we received a complaint from Allied Fence regarding
Superior vehicles speeding in the shared driveway.

1/10/17

Complaint from a residential neighbor regarding noise at 5:00 a.m. on several days consecutively.
Also, trees separating her property from Superior are dying and she lost one large tree recently.
Advised her to contact DPS when noise is occurring.

7/31/17

Complaint from residential neighbor – dumping of materials on site creates a plume that travels to
their houses and settles on their deck, house, vehicles, etc.

7/31/17

Site inspection – numerous violations found:

1.
2.
3.
4.
5.
6.
7.
8.
9.
10.

Selling propane cylinders (prohibited retail activity)
Gas tanks installed without secondary containment or protection
Signs installed that cannot be permitted and need to be removed
Parking on the side by Allied Fence (five trucks and a utility vehicle) – no parking permitted
Outside storage on the north side of the building (previously cleaned up)
Equipment and trailers stored outside – not permitted
Dumping of yard waste in the SE corner
Dumping along fence on the north side
Pile of something (not millings as stated by Moe) dumped in the back that caused the dust
Cutting down trees that have been killed on the back of the site – reducing the barrier between
Superior and the residential area.
Huge pile of logs that Moe stated are going to be sold as firewood (prohibited retail activity)

11.

I talked to FM Jay about the gas tanks and he said that the IFC covers the requirements for secondary
containment and protection around the tanks.
7/31/18

Emails from Fink to Aysha regarding violations that will result in citations being issued.

10/23/18

Meeting with Superior regarding site plan changes

2/22/19

Site inspection with Laura K. – Numerous violations of the CUP and site plan.

1. New fence enclosure with truck, equipment and material storage along the west building
elevation.
2. New fence enclosure with gate at the rear of the structure.
3. New pergola structure.
4. Two (2) hoop houses, shed structure, and equipment storage along south property line.
5. Truck and vehicle parking extending outside of areas supplied on the site plan.
6. Office trailer, truck trailer and equipment storage along south side of the barn structure.
7. Six (6) bins have been removed from the north property line. A large pile of dirt/debris and a
hoop house have been deposited in this area.
8. Outdoor storage of materials along the north side of the barn.
9. Unscreened dumpster enclosure located in northwest corner of barn.

2/25/19 -

NOV letter sent regarding site plan violations.

2/25/19

Citation #3010 issued – Site plan violations

3/4/19

Citation #3011 issued – Site plan violations

3/11/19

Citation #3015 issued – Site plan violations

3/20/19

Court appearance

4/4/19

A Fink and I met with Superior and their attorney to discuss violations and upcoming Court date.

5/8/19

Consent Order entered with 14-A-1 District Court

6/12/19

Court appearance

7/24/19

Court appearance

8/28/19

Court – only Superior’s attorney was present. Judge Conlin ordered $500 sanctions on each of the
cases, and enforcement can resume in 21 days if an acceptable site plan is not submitted or the
violations are resolved.
Memo provided to both attorneys:

The site plan was submitted 8/22/19, and has not been formally reviewed, but a quick look determined the
following:
1.
The most recent deficiency letter requested seven items be addressed. Only one has been
addressed, the plan is signed and sealed.
2.
Additionally, the CUP needs to be modified. An application was submitted, but no narrative was
provided describing the operations added and site plan changes since the last approved CUP and
site plan.
3.
An existing conditions plan sheet and a proposed plan sheet need to be submitted. Current plan
combines existing and proposed.
4.
No paving waiver submitted. Paving is shown on the plan for the driveway, but it’s not clear where it
ends. Without a waiver the site will require paving on driveways and parking areas.
5.
Not accounting for extra parking we are aware of in front of the office and on the east side of the lot.
They will be in violation if they park additional employee vehicles and trucks/trailers.
6.
Pergola size not indicated.
To resolve the current violation the following needs to be addressed:
1.
Remove cover over bin
2.
Remove fence installed
3.
Remove pergola
4.
Remove extra employee parking (20 approved) and truck/trailer parking (10 approved)
5.
Remove office trailer
6.
Remove semi-trucks and trailers
7.
Restore 50’ landscape buffer on the east and south sides and arborvitaes along the back and side
of bins
8.
Remove shed
9.
Remove bulk storage from areas not permitted (along barn and pergola areas)
10.
Remove equipment stored outdoors

PITTSFIELD CHARTER TOWNSHIP
PUBLIC HEARING NOTICE
CUP #20- 04
REVOCATION OF SUPERIOR LAWN CARE CUP

NOTICE IS HEREBY GIVEN THAT an electronic meeting of the Pittsfield Township Planning Commission will
be held on Thursday, May 21, 2020 at 6: 30 p -m.

At this meeting, the Planning Commission will hold a Public Hearing, CUP # 20- 04 Revocation of Superior Lawn Care CUP
to consider to a revocation of the issued CUP # 14- 06.
violations of issued Conditional

Use Permit.

Revocation

CUP # 14- 06 was issued

of CUP #

14- 06 is being considered for continued

for 4147 Carpenter

Road, Ypsilanti,

MI 48197, tax

parcel L - 12- 13- 200-037 Section 13, Pittsfield Charter Township, Washtenaw County, Michigan.
In compliance with the Governor of Michigan' s Executive Orders, the Pittsfield Township Planning Commission will

conduct its May 21, 2020 meeting electronically. Public participation at the May 21, 2020 Planning Commission meeting
will be via teleconference/ videoconference in order to reduce the risk of exposure to persons with the COVID- 19 virus
and to comply with the Executive Order' s restrictions on in- person governmental functions.
To participate as a member of the public:

htths:// zoom. uslj/ 96331.984785? Fwd= ZzFna2tlZZvdW9ycnlvaTdHc( RWZz09
Zoom Password:

Pittsfield

iPhone one -tap:
US: + 13017158592,, 96331984785#,,]#, 776712#

or+

13126266799„ 96331984785#„ 1#, 776712#

Telephone:
US: + 1 301 715 8592

or + 1 312 626 6799

or + 1 929 205 6099 or + 1 253 215 8782
669 900 6833 or 888 475 4499 ( Toll Free) or 877 853 5257 ( Toll Free)

or + l 346 248 7799 or + l

Webinar ID: 963 3198 4785
Password:

776712

International numbers available: httlzs:// zoom.us/ u/ acZPTn45QK
If you are a member of the public and cannot connect, please call ( 734) 216- 9347.

Further instructions on participating in public comment will be provided once the meeting has been called to order in
order to ensure two- way communication between the Planning Commission and the members of the public.

Written comments will be received at zoning@pittsfield- mi. gov until 3: 00 p. m. the day of the hearing.
Any person who wishes to contact members of the Planning Commission to provide input or ask questions on any

business coming before the Planning Commission on May 21, 2020 may do so by calling ( 734) 216-9347 or emailing
zoning@pittsfield- mi. gov prior to the meeting. Reasonable auxiliary aids and services can be provided at the meeting to
individuals with disabilities by contacting the Clerk' s Office at ( 734) 822- 3120 or via email at clerk@pittsfield- mi. gov at
least three business days in advance.

Michelle L. Anzaldi, Clerk

Pittsfield Charter Township
6201 W. Michigan

Avenue

Ann Arbor, MI 48108

Published: May 3, 2020
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Pittsfield Charter Township
Department of Utilities & Municipal Services
6201 West Michigan Avenue, Ann Arbor, MI 48108
Phone: (734) 822-3101  Fax: (734) 944-1103
Website: www.pittsfield-mi.gov

Mandy Grewal, Supervisor

MEMORANDUM
TO:

Planning Commission
Mandy Grewal, Township Supervisor

FROM:

Benjamin R. Carlisle, Township Planning Consultant

DATE:

May 13, 2020

SUBJECT:

KBK Conditional Use Revocation (CUP 00-7 as revised / CUP 10-06)

As you may be aware, the Township has been working with KBK Landscaping (formerly Nature’s
Garden Center) to come into compliance with the Township’s Ordinance requirements. Under new
ownership in 2018, the new owner has not complied with the original CUP 007 and CUP 10-06
provisions and has expanded their operations in violation of the conditional use and site plan without
appropriate Township approvals. The use of the site is limited to the approved site plan (as revised)
CSPA 00-27, conditional use permits CUP 00-7 (as revised), CUP 10-06, and a consent judgement
(2004). The Township has been working to bring this site into compliance for over 15 years.
Due to the continued violations, complaints and non-compliance with Township and court mandated
requirements by the property owner, the Township respectfully requests the Planning Commission
consider revocation of CUP 00-7 as revised and CUP 10-06 which allows the operation of the KBK
Landscaping business located at 6400 E. Michigan Avenue (L-12-27-200-019 and L-12-27-200-020).
Three (3) CUP approvals, a consent judgement and an approved site plan outline the perimeters for
landscape business operations on this site. While KBK is the most recent owner and was not part of
the approval of the use on the site, all of these conditions and approvals run with the land and are
required to be adhered to by all respective successors or assigns.
The original CUP was approved on January 4, 2001 with the following conditions:
1. Conditional use is granted based on preliminary site plan date stamped December 29, 2000.
2. A thirty (30)-foot wide landscape buffer of sufficient height and density along the north and
west property lines to screen the business from the neighboring residential uses during all
seasons.
3. Limit outdoor storage to live or fresh cut (including Christmas trees) plant material, bulk, and
bagged landscape materials with the exception that tools, machinery, or planting containers
may be stored outdoors under the roof overhang of the building.
4. Prohibit outside storage in any setback area.
5. Limit sales to live, fresh cut or dried plants, seeds, tubers, bulbs, fertilizers landscape pavers,
mulch, humus, fungicides, herbicides, garden stone, garden tools and machinery if less than
Code Enforcement
(734) 822-2111
codeenforcement@pittsfield-mi.gov

Engineering
(734) 822-3109
engineering@pittsfield-mi.gov

Planning
(734) 822-3130
planning@pittsfield-mi.gov

Utilities
Utilities

(734) 822-3105
822-3105
(734)
utilities@pittsfield-mi.gov
utilities@pittsfield-mi.gov

ten percent (10%) of the total retail floor area, edging, hoses, and other similar accessory
home garden products.
6. Retail building shall be limited to 6,000 square feet in area.
7. Signage shall be limited to two signs with a maximum square footage of eighteen (18) square
feet each.
8. Water and sewer shall be extended to the north property lines to the satisfaction of the
Township Engineer, pursuant to his report of November 1, 2000.
On February 5, 2004, CUP 00-7 was revised as approved by the Planning Commission, and the
following conditions resulted:
1. Conditional use is granted based on a final site plan received on and date stamped
September 19, 2001.
2. The area depicted for planting stock must be maintained for planting stock. The area of bulk
material storage can not exceed that depicted on the site plan. All bulk and bagged materials
stored outdoors must be stored north of the building in the “gravel yard for stock receipt and
handling”.
3. Provide a thirty (30)-foot wide landscape buffer of sufficient height and density along the north
and west property lines to screen the business from the neighboring residential uses during
all seasons. The buffers must be maintained at all times and vehicle access paths across the
buffers is prohibited.
4. Limit outdoor storage to live or fresh cut (including Christmas trees) plant material, bulk and
bagged landscape materials with the exception that tools, machinery or planting containers
may be stored outdoors under the roof overhang of the building only if they are completely
under the building overhang. Equipment used for the operation of the business, except
licensed vehicles, garden furniture, garden or lawn ornaments, and similar items must be
stored indoors.
5. Prohibit outside storage in any setback or landscape buffer area including the twenty-five
(25)-foot buffer surrounding the detention pond.
6. Limit sales to live fresh cut or dried plants, seeds, tubers, bulbs, fertilizers, landscape pavers,
mulch, humus, fungicides, herbicides, garden stone, garden tools and machinery, edging,
hoses, and other similar accessory home garden products. Garden tools and machinery
must utilize no more than ten percent (10%) of the total retail floor area. The sales of holiday
decorations, salt, and items other that than those listed above are prohibited.
7. Only one building shall be permitted and it shall be limited to 6,000 square feet in area.
8. Signage shall be limited to two signs with a maximum square footage of eighteen (18) square
feet each and no additional banners, inflated figures or temporary signs are permitted.
9. Water and sewer shall be extended to the north property lines to the satisfaction of the
Township Engineer, pursuant to his report of November 1, 2000.
10. Comply with all other terms and conditions of the Zoning Ordinance including the prohibition
of outdoor special events located in the parking lot or landscape areas as depicted on the
approved site plan, and any other business venture such as but not limited to landscape
installation or maintenance business without the approval of the Planning Commission.
11. Limit the hours of business, deliveries, and the operation of any outdoor equipment to 7:00am
to 10.00pm.
In August of 2004, a consent judgement resulted from violations of the site plan and conditions
attached to the revised CUP 00-7 which lists the following additional conditions:
1. Planting stock shall be permanently removed from the front setback along Campbell Road,
the twenty-five (25)-foot buffer area around the detention pond, and the rear setback area.

The area within the Campbell Road setback shall be maintained as a lawn and with
permanently planted trees. The area within the retention pond buffer as established int eh
approved site plan shall be maintained as lawn and/or other natural vegetation. Limestone
walking areas within the retention pond buffer zone must be removed to facilitate the purpose
of the buffer zone to filer pollutants from entering the pond.
2. Bulk storage shall be limited to two (2) bins for mulch and top soil, remove bulk storage bins
from the rear yard setback and planting stock areas, and reduce the gravel yard to conform in
size to the area depicted on the September 19, 2001 site plan. (This provision of the consent
judgement did allow for Planning Commission consideration of an amended site plan and/or
revised condition use permit. No amendment was proposed until 2010, see below.)
3. The front of the garden center building shall be limited to landscape plantings as depicted on
the approved site plan. There shall be not items stored and/or displayed for sale in front of
the building, nor in any area designated for lawn area on the approved site plan.
4. Equipment, tools and machinery must be stored indoors when not in use except as
specifically permitted in the approved conditional use permit where such storage is
maintained completely under the roof overhang and/or except as specifically allowed by any
approved amendment to the conditional use permit. Lawn ornaments and all other items for
sale shall not be displayed except within the garden center building, except that garden tools,
machinery and planting containers may be displayed for sale so long as such displays are
maintained completely under the roof overhang as otherwise permitted in the conditional use
permit. Except as noted in this provision, only planting stock displays are permitted outdoors
and only in designated areas as shown on the approved site plan.
On November 18, 2010, the Planning Commission approved a third conditional use permit to allow
indoor sale of Christmas decorations. Conditions of approval noted in the resolution include:
1. No items being offered for sale shall be permitted outside except for fresh cut Christmas trees
as well as fresh cut wreaths and cuttings.
2. All activities, including visits with Santa, the dispensing of refreshments, or any other activity,
except for the display and packaging of fresh cut Christmas trees shall be prohibited outside.
3. No additional displays or signage shall be permitted in association with the sale of accessory
Christmas decorations.
4. Only one semi-truck for the delivery of fresh cut Christmas trees and one truck for delivery of
artificial trees will be permitted.
As noted previously, the current owner, KBK Properties, LLC purchased the site in 2018. Since that
time, a number of violations have been cited, as well as continuing neighbor complaints, and
expansion of the business operations without proper Township approvals as noted below:
•
•
•

October 2018 – Property owner cited for earthmoving without a soil erosion permit, sign
refaced without a permit, and fence constructed without a permit. After Township staff met
with property owner, all applicable permits were obtained.
October 2019 – A conditional use application and site plan were submitted to the Township
for consideration.
December 2019 – Prior to Township review of the CUP/CSPA applications submitted for the
subject site, KBK was cited for the following violations:
o Vegetation removed from the site without site plan approval.
o Three (3) storage bins constructed without site plan approval.
o Grading performed and millings installed without site plan approval.
o Required stormwater managements, including proper conveyance and detention of
stormwater, has not been proposed or constructed.

An unapproved driveway has been constructed.
Outdoor storage of equipment, supplies (racks and water tank) and materials (mulch)
in violation of the site plan.
o Materials, supplies, and equipment placed in the 50-foot setback along Campbell
Road in violation of the site plan/conditional use.
March 2020 – Compliant received about work being performed in violation of approved site
plan. This compliant was based upon Executive Order restrictions issued by the Governor
regarding the Coronavirus pandemic. The owner explained to Township staff that limited
employees were working to accept inventory stock that had been ordered. The site was
inspected by the Police Department to document work being performed.
April 2020 – On April 6, 2020, a Township citation was issued for making changes to the
property in violation of the approved site plan. On April 15, 2020, A Civil Infraction Citation
was issued and filed with the 14A District Court for violation of a site plan. The case is still
pending. Also, on that date, a Stop Work Order was issued to KBK requiring all activity At
6400 E. Michigan Avenue and 6300 Campbell immediately stopped while potential
improvements being made contrary to the approved site plan can be investigated. The Stop
Work Order remains in effect.
o
o

•

•

Section 10.5.C states a violation of a requirement, condition, or safeguard will be considered a
violation of this ordinance, and grounds for the Planning Commission to terminate and cancel such
condition use permit.
There are no revocation procedures outlined in the Township Ordinances or in the State Zoning
Enabling Act. Typically, revocations are undertaken in the same manner the use was approved. In
this case, the following procedure shall be conducted in considering the revocation of CUP 14-06:
1. Applicant informed in writing that Township is scheduling a public hearing to revoke the CUP
(letter sent to applicant on April 30, 2020).
2. Township schedules public hearing (public notice attached – published in paper and directly
noticed to properties within 500 feet of the subject site).
3. Planning Commission holds public hearing.
a. Applicant presents case
b. Public allowed to speak
4. Planning Commission renders a decision.
Revocation of a permit is a last resort that is generally not pursued by the Township. Unfortunately,
after many years of trying to work with the current and former property owners to come into
compliance, the Township does not feel this can be accomplished.
I look forward to discussing this at the upcoming Planning Commission meeting.

Pittsfield Charter Township
Department of Utilities & Municipal Services
6201 West Michigan Avenue, Ann Arbor, MI 48108
Phone: (734) 822-3101  Fax: (734) 944-1103
Website: www.pittsfield-mi.gov

Mandy Grewal, Supervisor

MEMORANDUM
To:
From:
Re:
Date:

Belinda Kingsley, Zoning & Code Enforcement Administrator
Dan Egeler, Code Enforcement Officer
KBK Garden Center, 6400 Michigan Avenue, Saline, MI
May 7, 2020

You have requested that I identify the enforcement activities concerning the KBK Garden
Center, 6400 E. Michigan Avenue, for the time period it has been owned by its current
owner: KBK Properties, LLC.
OWNERSHIP INFORMATION:
KBK Properties, LLC purchased 4 parcels on September 21, 2018. They are all zoned
agriculture:
1. ID no. 12-27-200-019, 6400 E. Michigan, 2.7 acres, improved with a 6000 sq. ft.
building. This is the primary address for the business.
2. ID no. 12-27-200-020, vacant property at Michigan/Campbell (just east of 6400
Michigan), 1.46 acres.
3. ID no. 12-27-200-015, 6300 Campbell Road, 3.2 acres, improved with a 2 story
house and detached garage.
4. ID no. 12-27-200-014, vacant property on Campbell Road (just north of 6300
Campbell), 3.01 acres.
APPROVED PERMITS
The following permits have been issued to KBK:
1. Zoning Compliance (ZC19-0144) for construction of 6’ cement block fence at 6300
Campbell.
2. Sign Permit (PS18-0057) to reface a ground sign at 6400 Michigan.
3. Zoning Compliance (PZ18-0139) for construction of 8’ fence on west and north sides
of the property at 6400 Michigan.
4. Soil Erosion Control Permit (SEC 18-22) for earthmoving at 6400 Michigan.

Code Enforcement
(734) 822-2111
codeenforcement@pittsfield-mi.gov

Engineering
(734) 822-3109
engineering@pittsfield-mi.gov

Planning
(734) 822-3130
planning@pittsfield-mi.gov

Utilities
Utilities

(734) 822-3105
822-3105
(734)
utilities@pittsfield-mi.gov
utilities@pittsfield-mi.gov

ENFORCEMENT ACTIVITY
The following enforcement actions have been commenced against KBK, as recorded in
BS&A:
1. EN180210 – Oct., 2018. Earthmoving without soil erosion permit, sign re-faced
without a permit, and fence constructed without a permit. On October 5, Belinda
Kingsley and Eric Humesky met with the owner to discuss the violations of applicable
Township Ordinances. Soil Erosion, Signs and Zoning Compliance (fence) permit
applications were subsequently submitted by KBK.
2. EN190307 – Dec. 6, 2019. Numerous violations under Zoning Code Section 3.08
and Section 10-71(f), as well as use under section 4.20 District Use Table, for the
following issues: Vegetation has been removed without site plan approval; Storage
bins (3) have been constructed without site plan approval; Grading has been
performed and millings have been placed without site plan approval; The required
stormwater management, including proper conveyance and detention of stormwater,
has not been proposed or constructed; An unapproved driveway has been
constructed; Outdoor storage of equipment, supplies (racks and water tank) and
materials (mulch); Disposal of offsite materials by burning.
3. EN190308 – Dec. 6, 2019. Site Plan violations. Notice of Violation under Zoning
Code Section 3.08 sent with respect to the following items: A concrete block wall
has been constructed without site plan approval; Vegetation has been removed
without site plan approval; Grading has been performed and millings have been
placed without site plan approval; The required stormwater management, including
proper conveyance and detention of stormwater, has not been proposed or
constructed; Parking lot modifications have been made without site plan approval;
Materials, supplies and equipment has been placed in the 50’ setback on Campbell
Road.
4. EN200110 – March 26, 2020. Complaint about work being performed at site that is
in violation of existing site plan. This complaint was based upon Executive Order
restrictions issued by the Governor regarding the Coronavirus pandemic. On March
26, Belinda Kingsley called the owner, who explained he has limited employees
working to accept inventory stock that had been ordered and needs to do that limited
work. The site was inspected with PTPD to document the work being performed.
5. EN200111 – April 6, 2020. Township Citation no. 3078 issued under Zoning Code
Section 3.08 for making changes to the property in violation of the approved site plan.
This citation was paid ($100 fine). On April 15, 2020, a Civil Infraction Citation was
issued and filed with the 14A District Court pursuant to Zoning Code Section 3.08 for
violation of site plan. That case is still pending. Also on April 15, 2020, a Stop Work
Order was issued to KBK requiring all activity at 6400 Michigan and 6300 Campbell
to immediately stop while potential improvements being made contrary to the
approved site plan can be investigated. The Stop Work Order remains in effect.

MEMORANDUM

To:

Pittsfield Township Planning Commission

From: Peter Hammer, 6426 E. Michigan Avenue
Date: May 13, 2020
RE:

Revocation of KBK Garden Center CUP

I received notice of the public hearing for the revocation of the KBK Garden Center’s
(KBK) CUP on May, 21, 2020. I reside at 6426 E. Michigan Avenue. This June will mark the
twenty-fifth anniversary of my living at this residence. KBK Garden Center borders my property
to the east. The second property in question, 6300 Campbell Road, also owned by KBK
Properties, borders my property to the north.

I write to explain why revocation of KBK Garden Center’s CUP is necessary and
appropriate. KBK violations constitute new and egregious misconduct. Almost all violations
justifying revocation are the result of KBK actions in the past two years, since taking ownership.
Many of the violations have taken place only in recent months
I.

Legal Frame for Analysis
A.

Clear Legal Rules Prohibit the Expansion of Non-Conforming Uses

KBK Garden Center is a non-conforming use. Garden centers are not permitted in
Agricultural Districts. “Garden Centers/Nurseries” are only permitted in C-2 Commercial
Districts. Nurseries that truck in and sell plant materials are commercial, not agricultural, uses.
Similarly, bins for the storage and sale of bulk materials in “Outdoor Storage and
Contractors/Landscapers Yards” are potential conditional uses in C-2 Commercial Districts and
Industrial Districts, but not in Agricultural Districts. The standard rule is that non-conforming
uses cannot be expanded.
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B.

Planning Commission Has Already Rejected Expanded Bulk Sales at KBK

Nature’s Garden Center (NGC), previous owner of the site, submitted a proposal to
amend their CUP to permit expanded sales of bulk materials. NGC’s expanded bulk sales
proposal was modest compared to the unlawful expansion KBK has unilaterally undertaken. The
Pittsfield Township Planning Commission rejected the proposal on December 9, 2004. The
Planning Commission determined:
NOW THEREFORE BE IT RESOLVED that the Pittsfield Township Planning
Commission hereby denies the CUP 04-19 Nature’s Garden Center based on the
following findings:
A.
Will not be harmonious with, and in accordance with, the general
objectives, intent and purposes of the ordinance because the proposed expansion of
the gravel yard and bulk storage area would not be consistent with the intent of the
Zoning Ordinance.
B.
Will not be designed, constructed, operated, maintained and managed
so as to be harmonious and appropriate in appearance with the existing or intended
character of the general vicinity because a garden nursery is typically a small-scale
operation with buildings and equipment similar to that found on a small farm. A large
percentage of the site for a garden nursery is usually dedicated to the storage and growing
of plants. The changes to the site plan allow for a greater portion of the day-to-day
operation of this business to be concentrated on the receipt and distribution of bulk and
bagged materials such as gravel, sand and stone, rock and other landscaping materials,
instead of nursery stock.
C.
Will not be served adequately by essential public facilities and
services, such as highways, streets, police, and fire protection, drainage structures,
refuse disposal or that the persons or agencies responsible for the establishment of
the proposed use shall be able to provide adequately any such services because the
proposed expansion encourages large truck traffic. The site is not appropriately designed
for the temporary parking or maneuvering of multiple large trucks creating situations
where fire lanes are blocked and tractor trailers may have to back onto adjacent roadway.
D.
Will be hazardous or disturbing to existing or future neighboring uses
because the proposed expansion facilitates a use that is more industrial in nature which
produces noise and traffic that is considered disturbing to existing and future residential
uses.
KBK’s unlawful expansion of bulk storage and sales bins greatly exceed those proposed by NGC
in 2004. Given the Planning Commission’s established findings as precedence, there is no
option but to revoke KBK’s CUP.
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II.

Without Township Permission, KBK has Built 17 New Bulk Storage Bins

KBK has constructed 17 new, unpermitted bulk storage bins, stretching more that 420feet in combined length. This is the most visually blatant KBK violation of the Zoning
Ordinance, CUP and Final Site Plan. Seven unpermitted bins, running 150-feet, have been built
along the western boundary of the 6400 Michigan Avenue site.

These bins are stocked with 1) shredded cedar, 2) dyed red hardwood mulch, 3) dyed black
hardwood mulch, 4) dyed brown hardwood mulch, 5) shredded natural hardwood mulch, 6)
garden topsoil, and 7) screened topsoil. (Photos and product descriptions are taken from the
KBK Garden Center website).
Ten additional unpermitted bins run more than 270-feet along the southern boundary of
the 6300 Campbell Road site. This site is zoned Agricultural. No storage or sale of bulk
materials are permitted. “Outdoor Storage and Contractors/Landscapers Yards” are potential
conditional uses only in C-2 Commercial and Industrial Districts.

These bins are socked with 1) 23A limestone, 2) 6A limestone, 3) 2NS sand, 4) beach sand, 5)
slag, 6) pea stone, 7) float stone, 8) 1-3’ river rock, 9) 3-5’ cobblers and 10) 12-24’ boulders.
None of the bulk materials are permitted to be sold by a garden nursery. None of the bulk
materials are permitted to be sold in an Agricultural District. (Photos and product descriptions
are taken from the KBK Garden Center website).
Just as troubling as the scope of KBK’s violations is the timing of the violations.
Construction of the bins began shortly after the governor issued the Emergency Stay at Home
Order on March 23, 2020. Garden nurseries were not considered essential services.
3

Nevertheless, KBK used this period to construct all of these bulk storage bins. Construction was
completed before garden nurseries were legally permitted to resume operations.
In addition to blatantly violating the Zoning Ordinance, CUP and Final Site Plan, KBK
put lives at risk. KBK put the lives of its employees at risk. KBK put the lives of its employees’
families at risk. KBK put the lives of the community at risk. One infected person can infect 40
people, who can infect thousands.
At the same time, KBK just lied to the Township about what it was doing. On March 26,
Officer Kingsley called KBK owner Mr. Krause. She entered the following in her log: “Called
Kris Krause about the complaint. He said that he and another employee are [just] accepting
deliveries as they are arriving.” On April 2, Sargent Gray visited the site. He reported: “Krause
advised that he had a minimum number of employees on site to receive and make scheduled
deliveries.” These were lies. KBK used the period of the emergency shutdown to construct 420feet of new concrete bins in defiance of the CUP, Final Site Plan and Zoning Ordinance.
III.

KBK is Running an Illegal Wholesale Landscape Supply Distribution Center

KBK Garden Center is located at 6400 Michigan Avenue and holds a CUP permitting its
operations as a “garden nursery.” It is a combined area of roughly five acres. KBK Properties
also own the adjacent land at 6300 Campbell Road, land zoned Agricultural and not covered by
the KBK Garden Center CUP. This property is also roughly 5 acres.
KBK is violating the Zoning ordinance, CUP and Final Site Plan. It has combined the
two separate sites as a unitary unit, unlawfully expanding its non-conforming use. KBK has
further expanded its operations beyond the scope of a “garden nursery.” KBK is now operating
as an unlawful wholesale landscape supply distribution center, an “Outdoor Storage and
Contractors/Landscapers Yard.” This not only expands the non-conforming use of the “garden
nursery,” it is establishing an entire new unlawful use, a landscape distribution center that has
NEVER been permitted in an Agricultural District.
KBK is shameless. It is openly fluting is unitary operation of the two sites. The KBK
Garden Center website proudly proclaims that is has “ten acres of beauty,” for a site with a CUP
covering only 5 acres of an already non-conforming use. Kris Krause, owner of KBK Garden
Center, made this intent clear in an email to Belinda Kingsley and James Fink: “We will
continue to make improvements to the site as we see fit within reason. We will also be looking
to combine the 2 sites as one to allow us to continue to expand the business . . ..”
The facts on the ground prove the validity of Krause’s statement. KBK is running a
wholesale landscape supply distribution center. The bulk bins greatly exceed the bulk sales
permitted in the CUP and Final Site Plan. The Final Site Plan identifies a 40-feet by 20-feet (800
square feet) area for storage of bulk mulch and a 25-feet by 15-feet (375 square feet) area for the
storage of bulk topsoil, for a combined area of 1,175 feet.
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There are no bulk bins in the KBK Final Site Plan. The 7 new KBK bins on the 6400
Michigan Avenue site, running 150-feet by 30-feet, covers a 4,500 square feet area for bulk
storage and sales. At the 6300 Campbell Road site, KBK has constructed 10 bins covering 270feet by 30-feet, covering some 8,100 square feet. Combined, during the global pandemic, KBK
has built 12,600 new square feet of space for the storage and sale of bulk materials. This is more
than ten times that permitted in the KBK CUP and Final Site Plan. Beyond the size, these bins
are now filled with a wide variety of limestone, sand, stones, river rocks and boulders that were
NEVER permitted to be stored and sold in an Agricultural District.
There is substantial other evidence of KBK’s unlawful unified use of the two sites. Both
sites use the same equipment. Garden center customers traverse both sites to examine and buy
product offerings. Sales and purchases are jointly processed through KBK Garden Center (there
is no business entity independently conducting business for the 6300 Campbell Road site). Now,
parking for KBK Garden Center employees has been placed on the 6300 Campbell Road site, so
as to free up parking spaces at KBK Garden Center (and further expand the non-conforming
use).
This type of activity, the operation of a wholesale landscape distribution center, is
appropriately zoned in an Industrial District, not an Agricultural District.
IV.

KBK has No Respect for the Boundaries Defined in the Final Site Plan

In the past two years, KBK has encroached on or entirely eliminated the setbacks and
landscape buffers on the west, east and northern side of the 6400 E. Michigan Avenue site. The
conduct demonstrates a complete disregard for legal rules and the dictates of the Final Site Plan.
These are more than a series of technical violations. These violations create issues of character
and veracity. The violations illustrate a callus disregards for the social and legal norms
governing businesses in Pittsfield Township.
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A.

Violations on the Western Boundary of KBK Garden Center

The Final Site Plan creates a 30-feet setback and landscape buffer along the entire
western boundary. It permits a 22-feet driveway. It does not permit any bins for the storage and
sale of bulk materials.

The rear corner of the building is only 59-feet from the property line. There is a 7.5-feet area for
landscaping next to the building, a 22-feet wide driveway and then the beginning of the 30-feet
landscape buffer and setback. What KBK has done in the last two years deviates substantially
from these metrics.

The landscape area next to the building is now 8-feet wide. There is a 30-feet new gate at the
corner of the building. The driveway, somewhat sloppily paved, is now some 30-feet wide. This
6

means that the new 50-feet wooden fence, as well as the paved driveway, encroaches 9-feet into
the landscape buffer and setback area. Worse yet, Mr. Krause, who ironically also owns a
Landscaping company, built the wooden fence at an angle, meaning that every foot of the fence
further north encroaches deeper and deeper into the landscape buffer and setback area.
This mistake only gets compounded by the new line of concrete-block bins. The first corner of
the first southern most bin encroaches some 10-12-feet into the landscape buffer and setback. By
the time the bins reach the end of the property, the encroachment is some 16-18-feet deep. A
photo cropped from Zillo of the initial concrete-block wall that forms the back of the concreteblock bins documents the escalating encroachment.

If this were not bad enough, it gets worse. KBK has removed and destroyed ALL of the previous
landscaping in the landscape buffer along the rear western 150-feet of the property. In the rear
120-feet, behind the newly constructed bulk storage bins, KBK has dumped mountains of debris.
Most of the piles are some 8-feet high, 18-feet wide and 16-feet deep, and run over 100-feet in
combined length.

7

This is what remains of the landscape buffer required by the Final Site Plan in the narrow 15-feet
that is left of the setback.
B.

Violations on the Eastern Boundary of KBK Garden Center

The eastern property line along Campbell Road is marked by large oak and hickory trees
and the presence of the KBK driveway gate. From this property line, the Final Site Plan
identifies a fifty-feet setback area where no storage of materials or vehicle paths are permitted.
According to a Consent Judgment governing the property, this 50-feet setback is supposed to be
planted and maintained as a lawn.
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In the past two years, KBK has removed all previous landscaping along the eastern
boundary. In a sleight of hand, they have added new landscaping, but the new landscaping starts
at the property line defined by the large oak and hickory trees and extends into the right of way
on Campbell Road, rather than onto the KBK premises.

The 50-feet setback had now been paved over to be used as a vehicle track and for the storage of
nursery stock.
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No meaningful setback exists along the eastern KBK boundary.
C.

Violations on the Northern Boundary of KBK Garden Center

On the Final Site Plan, there is a 50-feet setback along the northern boundary, 30-feet of
which is supposed to be maintained as a landscape buffer.

All of the vegetation in the northern landscape buffer has been removed. The entire area
has been paved over and is now used for vehicle tracks and storage of equipment and materials.
There is no trace left of anything corresponding to a landscape buffer or setback. The removal of
the landscape buffer permits this land to be used as a vehicle and foot path to unlawfully
integrate the 6400 Michigan Avenue, subject to the CUP, and the 6300 Campbell Road site that
is not covered by the CUP.
Additionally, the seven new bulk material bins along the western border fail to respect
boundaries between the sites. The last mulch bin is not on the 6400 Michigan Avenue site, but
rather is entirely located on the 6300 Campbell Road site. The adjacent second and third bins are
located in the landscape buffer and setback. What is now happening at KBK has no relationship
to the initial CUP and Final Site Plan.
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This photo shows the unlawfully placed three bins for bulk mulch. It also documents an
unpermitted commercial driveway at 6300 Campbell Road. This driveway is routinely used by
KBK employees, trucks, dump-trucks and semitrucks. There is no permit for this driveway. The
Washtenaw Country Road Commission had ordered KBK to blockade and stop using the
driveway. KBK simply defies the order.
D.

KBK Exterior Lighting violates the Final Site Plan and Zoning Ordinance

The Final Site Plan permits a single “250 watt shielded cutoff wall mounted light, 18 feet
mounting” on the north-western side of the building. KBK has added seven new lights, without
shielding and with substantially higher wattage. Three of these lights are on the north side of the
building, one on the west and three on the south. The light trespass extends three-hundred feet
across my property and can now be seen a half-mile away driving down Michigan Avenue.
V.

Impact on Neighboring Property

I have lived at 6426 E. Michigan Avenue for almost twenty-five years, years before there
was a garden center next door. Recall the photos of the two sets of KBK concrete-block bulk
storage bin, one on the eastern border of my property and one on the northern border. Now
imagine what those bins look like from the other side.
An eight-feet tall, concrete-block wall runs nearly the entire course of my norther
boundary (270-feet). An eight-feet tall, concrete-block wall runs along the norther part of the
eastern boundary (120-feet). It is like living in Germany with the construction of the Berlin
Wall. It is like living in the shadow of a prison complex. The prison complex feeling is
accentuated by the bright set of unpermitted lights shining over the bins.
If this was not bad enough, it gets worse. Behind every bin, KBK has dumped
mountains of debris, often eight-feet tall, 18-feet wide and some 16-feet deep. Photos above
document the mountains of debris behind the bins on the eastern border. The following photos
show the mountains of debris behind the bins to the north.
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Some of the piles spill across the border and trespass on my land.

12

Surface water in the area flows east to west from the 6400 East Michigan site, onto my
land. The gradient from the 6300 Campbell Road site is steep, running towards my property.
The 6300 Campbell Road site also borders Pittsfield Township parks and recreational land to the
west, land containing numerous wetlands. No analysis had been done examining water flow and
management. I am on a well, using groundwater from the site. No analysis has been done about
the dangers of potential seepage of materials from the various bulk bins.
I addition to the water is the air. A strong and persistent sour asphalt-type smell
emanates from the wall of bins from both the north and the east side, coming either from the
waste materials in the debris piles or the bulk materials themselves. In addition, the stench from
the bulk mulch is strong and persistent. This is seriously damaging basic quality of life.
Finally, there is the noise associated with the bulk bins. There is the sound of the loud
mulch delivery trucks and the booming sound of the clashing swinging gates from the large
trucks delivering top soil. There is the near-constant sound of large earthmoving equipment
loading dump-trucks and the persistent shaking of the metal bucket. This happens repeatedly
across the full range of the 17 newly constructed bulk bins.
These noise levels are recent, commencing only in the last few months. I have had dogs
my entire life. Dogs have lived in my house ever since I have lived here. They have never had
negative reactions to noises from neighboring properties. That is no longer true. The new closer
location of the KBK bins, the longer duration and intensity of the use of heavy equipment, the
continuous loading and delivery of bulk materials is taking its toll. For the first time in twentyfive years, both dogs are showing disturbing signs of anxiety and stress triggered by the KBK
noise.
In rejecting the Nature’s Garden Center’s application for expanded bulk sales in 2004, the
Planning Commission determined that the expansion “will be hazardous or disturbing to existing
or future neighboring uses because the proposed expansion facilitates a use that is more
industrial in nature which produces noise and traffic that is considered disturbing to existing and
future residential uses.” I am sadly living this reality.
VI.

Conclusion

In 2004, Nature’s Garden Center applied for an amendment of their CUP to permit
expanded construction of bins for the storage and sale of bulk materials. The Planning
Commission properly denied that application.
In 2020, KBK Garden Center, without seeking approval from the Planning Commission,
has constructed a range of bulk bins that look like the rejected NGC proposal on steroids. KBK
has implemented wholescale changes at the site that systematically violate the Final Site plan on
every border. KBK engaged in its unlawful expansion during a global pandemic and in violation
of the Governor’s Emergency Order. KBK then lied to the Township about what it was doing.
I respectfully submit that revocation of KBK’s CUP is necessary and appropriate.
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From:
To:
Cc:
Subject:
Date:

Kris
Zoe Crowley
Benjamin Carlisle; Laura Kreps; Belinda Kingsley
Re: CUP 20-03 Revocation of Nature"s Garden Center (KBK) Inclusion Letter
Wednesday, May 13, 2020 3:18:02 PM

Thank you for the notice I will be joining that meeting however we no longer need your
conditional use permit
Sent from my iPhone
On May 13, 2020, at 2:49 PM, Zoe Crowley <CrowleyZ@pittsfield-mi.gov> wrote:
Attached is the CUP 20-03 Revocation of Nature's Garden Center (KBK) Inclusion Letter.

<image003.jpg>
Please note all Township Administrative Buildings are closed to the Public until
further notice as part of our COVID-19 Emergency Limited Exposure Operations
Plan. Township employees will be accessible by phone or email, and will continue to
work either in the field, remotely or in staggered shifts at their office to minimize
exposure risks. Thank you for your patience and understanding as we do our part to
limit the aggressive spread of the COVID-19 epidemic in our community.

<CUP 20-03 Revocation Inclusion Letter 2020-05-13.pdf>

PITTSFIELD

CHARTER

TOWNSHIP

PUBLIC HEARING NOTICE
CUP #20- 03
REVOCATION

OF NATURES

GARDEN

CENTER CUP

NOW KNOWN AS KBK LANDSCAPING

NOTICE IS HEREBY GIVEN THAT an electronic meeting of the Pittsfield Township Planning Commission will
be held on Thursday, May 21, 2020 at 6: 30 p. m.

At this meeting, the Planning Commission will hold a Public Hearing, CUP # 20- 03 Revocation of Natures Garden Center
now known as KBK Landscaping) to consider revocation of the issued CUP # 00- 07. Revocation of CUP # 00- 07 is being

considered for continued violations of issued Conditional Use Permit. CUP # 00-07 was issued on January 4, 2000 for 6400
Michigan Avenue, Saline, MI 48176, tax parcels L- 12- 27- 200-019 and L - 12- 27- 200-020 in Section 27, Pittsfield Charter

Township, Washtenaw County, Michigan.

In compliance with the Governor of Michigan' s Executive Orders, the Pittsfield Township Planning Commission will

conduct its May 21, 2020 meeting electronically. Public participation at the May 21, 2020 Planning Commission meeting
will be via teleconference/ videoconference in order to reduce the risk of exposure to persons with the COVID- 19 virus
and to comply with the Executive Order' s restrictions on in- person governmental functions.
To participate

as a member

of the public:

htt s: Hzoom. us/ i/ 96331984785?
Zoom Password:

wd= ZzFna2tiZiZ dW9 XcnivaTdHc I RWZzO9

Pittsfield

iPhone one -tap:
US: +

13017158592,, 96331984785#,,

1#,

776712#

or+ 13126266799„ 96331984785#„ I#, 776712#

Telephone:
or + 1 312 626 6799 or + 1929 205 6099 or + 1 253 215 8782 or + 1 346 248 7799 or + 1
or 888 475 4499 ( Toll Free) or 877 853 5257 ( Toll Free)

US: + 1 301 715 8592

669 900 6833

Webinar ID: 963 3198 4785
Password:

776712

International numbers available: httl)s: Hzoom.us/ u/ acZPTn45 K
If you are a member of the public and cannot connect, please call ( 734) 216- 9347.

Further instructions on participating in public comment will be provided once the meeting has been called to order in
order to ensure two-way communication between the Planning Commission and the members of the public.

Written comments will be received at zoning@pittsfield- mi. gov until 3: 00 p. m. the day of the hearing.
Any person who wishes to contact members of the Planning Commission to provide input or ask questions on any

business coming before the Planning Commission on May 21, 2020 may do so by calling ( 734) 216-9347 or emailing
zoning@pittsfeld- mi. gov prior to the meeting. Reasonable auxiliary aids and services can be provided at the meeting to
individuals with disabilities by contacting the Clerk' s Office at ( 734) 822- 3120 or via email at clerk@pittsfeld- mi. gov at
least three business days in advance.

Michelle L. Anzaldi, Clerk

Pittsfield Charter Township
620I W. Michigan Avenue
Ann Arbor, MI 48108

Published: May 3, 2020
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Date: January 29, 2020
April 27, 2020

Conditional Use and Preliminary Site Plan Review
For
Pittsfield Township, Michigan

File No.:

CUP 20-01 and CSPA 20-02

Applicant:

Shamrock Builders

Project Name:

Shamrock Self Storage

Plan Date:

April 6, 2020

Location:

4197 Carpenter Road

Zoning:

C-2, Regional Commercial

Action Requested:

Conditional Use and Preliminary Site Plan Approval

Required Information:

Noted

PROJECT AND SITE DESCRIPTION
The applicant is seeking approval to develop the site at 4251 Carpenter Road into a self-storage facility.
The proposed facility includes seven (7) buildings totaling approximately 125,000 square feet. Six (6) of
the buildings are one-story, non-climate controlled, and accessed directly at-grade. One (1) building, the
one adjacent to Carpenter Road, is climate controlled and accessed with an interior corridor. The building
is a functional one story, with a faux second floor to screen the site from Carpenter Road.
The development is accessed from one point on Carpenter Road. The site in encumbered with two (2)
regulated wetlands and numerous regulated trees.

Richard K. Carlisle, President Douglas J. Lewan, Executive Vice President
R. Donald Wortman, Principal John L. Enos, Principal David Scurto, Principal Benjamin R. Carlisle, Principal Sally M. Elmiger, Principal
Laura K. Kreps, Associate Paul Montagno, Associate

Shamrock Self-Storage
April 27, 2020

The subject site is zoned C-2, Regional Commercial, and self-storage is a Conditional Use. Fundamentally
we support the development of the property for the intended use of a self-storage facility. A self-storage
facility is an appropriate use for a parcel, with difficult access options, that is bordered by a contractor’s
yard to the north and an expressway to the south.
The applicant submitted a concept site plan in March. The Planning Commission focused their review on
issues of land use, screening from Carpenter Road, and natural resource protection. Conceptually, the
Planning Commission supported the project.
Figure 1 – Subject Site Location

Carpenter Road

Location of Subject Site
4197 Carpenter
Surrounding Property Details
Direction
North
South
East
West

Zoning
C-2, Regional Commercial
I-94
PUD
C-2, Regional Commercial

Use
Contractors Yard, Light Industrial
Expressway
Single-Family Residential
Movie Theater
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NATURAL FEATURES
Section 14.04 C. and D. require a Natural Features Impact Statement and Protection Plan be submitted
with Preliminary Site Plan review when it is determined that one (1) natural feature is located on site. A
Natural Features Impact Statement and a Natural Features Protection plan are provided on Sheet 5 of the
plan set. The Township’s Environmental Consultant (ECT) has reviewed and commented on the proposed
natural feature impacts.
Topography:
The site has significant grade from the high point of Carpenter Road and drops to the east. Within the
Carpenter Road ROW, the elevation drops almost 15 feet from the Carpenter Road back-of-curb to the
front property line.
Wetland:
ETC has noted that they find there are two (2) regulated wetlands on site. In their initial review, ECT
encouraged the applicant to avoid and minimize impacts to on-site wetlands and attempt to incorporate
these existing natural features into the site plan. This includes avoiding grading within the existing 25-foot
wetland setbacks. The applicant has eliminated any impact to the large wetland at the northeast corner
the site (identified as wetland #3 on the plan set).
Wetland #1, in the southwest corner of the site, is part of a drainage ditch along Carpenter Road. The
applicant proposes to disturb this wetland to install a water main. It’s worth noting that any development
at this site would disturb this wetland due to the requirement to install the watermain. The applicant
proposes to restore and improve the wetland once construction is complete.
ECT has done a detailed review based up on the applicants revised plans. ECT’s concludes:
While the development appears to avoid impacts to regulated on-site wetlands, the Plan does
appear to include proposed impacts to 25-foot wetland buffers (i.e., Wetland 1 setback). While the
proposed impacts to buffers has been reduced from previous iterations of the Plan, ECT continues
to recommend that the applicant consider further minimizing the overall impacts to wetland
setback/buffer through small modifications in the silt fence/limits of disturbance. Should the
applicant continue to propose impacts to on-site wetland buffers, it is recommended that the
applicant incorporate a restoration/mitigation plan for any proposed impacts to the 25-foot
wetland buffer.
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Woodlands:
A major point of review from the previous submittal was woodland impact. We noted that due to
significant tree loss, we could not support the plan and asked the applicant to revise the plan to reduce
tree impact. The applicant has revised their plan to significantly reduce tree impact. The revised tree
plan indicates the potential tree impact:

Tree Impact
Heritage Tree
Removed
Remain

Trees
28
6
22

Inches
634
139
495

Woodland Tree
Remove
Remain

193
45
148

1,716
396
1,320

The landscape plan on Sheet 11, indicates that the applicant is required to provide a total of 847 inches.
Of that 847 total, they are able to provide 536-inches on site and 310-inches would be paid into the
Township’s Tree Fund.
As set forth in 14.08.F. of the Zoning Ordinance:
“Tree Mitigation. In general, woodlands are not to be removed for new development, and Heritage Trees
shall not be removed for development except under the most extreme circumstances. Site design shall
consider any Heritage Tree on a site an important design element. Removal shall be explained in the
Natural Features Impact Statement, shall occur rarely, and be considered only after alternatives are
studied and found not to be feasible.
All required replacement trees shall be planted on the property on which the trees they are to replace were
removed, unless sufficient area is not available on the property for all the required trees. If sufficient area
is not available, the replacement trees that cannot be planted on-site may be planted off-site within
Pittsfield Township on privately or publicly owned property, provided the location and planting plan are
approved by the Planning Commission. Written approval of the owner of the property on which the trees
are to be planted shall be submitted to the Township before the Planning Commission may approve the
location and the planting plan. After Planning Commission approval of the site plan, the applicant shall
submit evidence to the Township of a recorded easement for the proposed off-site planting on privately
owned property before planting may begin. The easement may not be modified in any manner unless prior
approval is obtained from the Planning Commission.”
If the Planning Commission permits off-site tree mitigation, the applicant will pay the equivalent required
310-inches into the Township Tree Fund.
Items to be Addressed: 1). Applicant should provide a restoration/mitigation plan for any proposed
impacts to the 25-foot wetland buffer; and 2). Provide final tree mitigation plan including amount of
payment into Township Tree Fund
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AREA, WIDTH, HEIGHT, SETBACKS
The site is zoned C-2, Regional Commercial, which is regulated by Section 4.14.
Required / Allowed

Provided

Complies with
Ordinance

35-feet

36-feet

Complies

Side Setback (north)

10-feet min / 35-feet total

42.8 feet

Complies

Side Setback (South)

10-feet min / 35-feet total

40.7 feet

35-feet

251 feet

Complies
Complies

80% maximum

33.7 %

Complies

Building Height (Feet)

45-feet

Less than 35 feet

Complies

Building Height (Stories)

3 stories

Less than 3 stories

Complies

Table 4.14
Front (Carpenter)

Rear (east)
Maximum FAR Surface

The application meets all C-2, Regional Commercial bulk requirements.
Items to be Addressed: None
PARKING, LOADING
Parking requirements are set forth in Section 12.05:
Parking Requirements

Number of Spaces Required

Self-Storage

Barrier-Free Spaces
Loading spaces

1 space for each 100
storage units, with a
minimum of 6 spaces
1 space
0 spaces

Number of Spaces Compliance
Provided
7

Compliant

1 space
0 spaces

Compliant
Compliant

Parking is sufficent.
Items to be Addressed: None
SITE ACCESS, CIRCULATION, and TRAFFIC
One (1) point of access is provided from Carpenter Road. A fire protection plan is provided on Sheet 12.
One issue that has been raised by the Fire Marshall is the overhead DTE power lines that bisect the site.
The applicant has designed their site plan around the existing DTE poles. The Fire Marshall confirms that
site circulation is sufficient based with two conditions:
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1. DTE approves layout based on location of existing poles. If DTE requires the poles to be moved,
the Fire Marshall would need to reconfirm circulation based on new location.
2. Applicant remove/reduce landscaping between building front and Carpenter Road.
Items to be Addressed: 1. DTE approves layout based on location of existing poles; and 2). Applicant
remove/reduce landscaping between building front and Carpenter Road.
SCREENING & LANDSCAPING
Screening:
As set forth in the landscape screening requirements, self-storage uses adjacent to residential properties
require either:
1. One (1) large evergreen per ten (10) lineal feet and one (1) narrow evergreen every five (5) lineal
feet; and/or
2. A 6 to 8-foot wall/fence of masonry, stone, or wood.
The applicant is maintaining a collar of trees along the eastern property line. The collar is a minimum of
approximately 120-feet in depth from the eastern property line. The nearest home is approximately 350feet, with an existing dense woodland in between.

The Planning Commission as part of the site plan review has the authority to consider alternative screening
options, if the Planning Commission feels that additional screening is necessary.
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Interior Parking Lot:
One (1) canopy tree is required for each eight (8) parking spaces. Four (4) parking spaces are proposed
requiring one (1) interior parking lot trees; one (1) tree is provided.
Perimeter Parking Lot:
One (1) canopy tree shall be provided for every forty (40) feet of parking lot perimeter. We calculate 85
linear feet of parking lot perimeter, 2 trees are required and have been provided.
Greenbelt:
A greenbelt shall be landscaped with a minimum of (1) tree for every thirty (30) linear feet. The site
includes 439 linear feet of frontage along Carpenter Road requiring fifteen (15) greenbelt trees, which
have been provided. The Fire Marshall has asked these trees to be removed or reduced. Based upon a
further review, these trees will be relocated on site.
Site Landscaping:
General site landscaping is shown to total 46% of the site.
Trash and Recycling Containers:
There is no exterior dumpster shown. It is assumed that a self-storage facility would have a dumpster.
The dumpster shall be screened in accordance with ordinance requirements.
Equipment Screening:
At-grade and/or roof-top equipment is not shown on the plan set. Any at-grade or roof-top equipment
shall be appropriately screened.
Items to be Addressed: 1) Planning Commission to consider if alternative landscaping along the Eastern
property line is required; 2) Indicate location and screening of dumpster; and 3) Provide location of any atgrade or roof-top equipment and screening.
LIGHTING
Because this is a conditional use that abuts residential to the east, we recommend that the applicant
submit a photometric plan that indicates both site and building lighting.
Items to be Addressed: Provide lighting plan in compliance with 13.05 of the Zoning Ordinance.
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ELEVATIONS AND FLOORPLANS
The applicant has provided elevations and a rendering. The front Carpenter Road building is a faux twostory that includes a mix of masonry, decorative metal panels, architectural insulated panels, and
storefront glazing.

Elevation fronting Carpenter Road

The material for the one-story building has not been provided, but it is assumed it will be metal. Applicant
should clarify. For those one-story buildings that are visible from Carpenter Road, the Carpenter Road
elevation should include greater architectural details.
The applicant should present a material board at the meeting.
Items to be Addressed: Present material board at the meeting.
CONDITIONAL USE STANDARDS
Section 10.04 of the Zoning Ordinance identifies seven (7) standards and findings that must be met for
approval of a conditional land use. The Ordinance explicitly states that the Planning Commission shall,
“review the particular circumstances and facts of each proposed use, and shall consider the following
general standards established for a particular use”.
1. Compatibility with Adjacent Uses. The Conditional Use shall be designed and constructed in a
manner harmonious with the character of adjacent property and the surrounding area. A
Conditional Use shall be harmonious and not create a significant detrimental impact, as compared
to the impacts of permitted uses.
2. Compatibility with the Master Plan. The proposed Conditional Use shall be compatible and in
accordance with the goals and objectives of the Master Plan and any associated subarea and
corridor plans.
3. Traffic Impact. The proposed Conditional Use shall be located and designed in a manner which
will minimize the impact of traffic, taking into consideration: pedestrian access and safety; vehicle
trip generation (i.e. volumes); types of traffic, access location, and design, circulation, and parking
design; street and bridge capacity; and traffic operations at nearby intersections and access points
Efforts shall be made to ensure that multiple transportation modes are safely and effectively
accommodated in an effort to provide alternate modes of access and alleviate vehicular traffic
congestion. The applicant shall comply with the Township’s Complete Streets Ordinance.
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4. Impact on Public Services. The proposed Conditional Use shall be adequately served by essential
public facilities and services, such as: streets; pedestrian or bicycle facilities; police and fire
protection; drainage systems; refuse disposal; water and sewage facilities; and schools. Such
services shall be provided and accommodated without an unreasonable public burden.
5. Compliance with Zoning Ordinance Standards. The proposed Conditional Use shall be designed,
constructed, operated, and maintained to meet the stated intent of the zoning districts and shall
comply with all applicable ordinance standards.
6. Impact on the Overall Environment. The proposed Conditional Use shall not unreasonably impact
the quality of natural features and the environment in comparison to the impacts associated with
typical permitted uses.
7. Conditional Use Approval Specific Requirements. The general standards and requirements of this
Section are basic to all uses authorized by Conditional Use Approval. The specific and detailed
requirements relating to particular uses and area requirements must also be satisfied for those
uses.
Provided that the applicant address site plan issues noted in the report, we find that the Conditional Use
standards have been met:
1. This section of Carpenter Road has a mix of uses including light industrial/warehousing, wholesale,
commercial, contractors yard, and entertainment uses. Furthermore, the site is adjacent to I-94,
with limited access opportunities. The use of the site as a self-storage facility is good use of the
site and one that is compatible with adjacent uses.
2. The use of the site for a self-storage building is consistent with the Master Plan and the C-2 zoning
designation.
3. The site has limited access options. A low traffic generating use for this site is the only one that
could be approved. The use of this site for self-storage shall not impact traffic on Carpenter Road.
4. The applicant has revised their application to reduce impact on the sites natural resources. Any
impact will be mitigated.
5. Due to the nature of the business, the impact on public services should be less than other
permitted or conditional uses allowed in the district.
6. The application meets all other applicable ordinance requirements.
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RECOMMENDATION
The Planning Commission to consider if alternative landscaping along the Eastern property line is required
and if the applicant is allowed to meet tree mitigation requirement by paying into the township tree fund.
Based on additional direction from the Planning Commission, we recommend that the Planning
Commission direct staff to draft the necessary resolutions of approval, with the following conditions to be
required as part of the final site plan submittal:
1.
2.
3.
4.
5.
6.
7.
8.

Provide a restoration/mitigation plan for any proposed impacts to the 25-foot wetland buffer.
Provide final tree mitigation plan including amount of payment into Township Tree Fund
DTE approves layout based on location of existing poles.
Remove/reduce landscaping between building front and Carpenter Road.
Pay the equivalent required 310-inches of mitigate trees into the Township Tree Fund.
Indicate location and screening of dumpster.
Provide location of any at-grade or roof-top equipment and screening.
Provide lighting plan in compliance with 13.05 of the Zoning Ordinance.
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Pittsfield Charter Township
Department of Utilities & Municipal Services
6201 West Michigan Avenue, Ann Arbor, MI 48108
Phone: (734) 822-3101  Fax: (734) 944-1103
Website: www.pittsfield-mi.gov

Mandy Grewal, Supervisor

MEMORANDUM
TO:

Pittsfield Township Planning Commission

FROM:

Eric Humesky, P.E.
Township Engineer

DATE:

April 29, 2020

SUBJECT:

Shamrock Self Storage
C.S.P.A. #20-02
Preliminary Site Plan Review

We have reviewed the April 14, 2020, 25-sheet submittal of the above preliminary plan that was received by
the Township on April 15, 2020 and comment as follows:
1. Sheet 1; Cover Sheet
a. The Township identifying number, “CSPA 20-02", shall be placed at the bottom right
corner.
b. The sheets shall be numbered consecutively, including the architectural sheets. The
Applicant may use their own numbering system as well, if preferred.
2. Sheet 2, Boundary Survey:
a. Permanent benchmarks shall be established. It appears the two current benchmarks will
be buried during construction. This is a repeat comment.
b. The Benchmark #2 shown in the 4177 Carpenter Road property shall be removed.
3. Sheet 5, Removal Plan:
a. Silt fence shall be shown around the downhill side of all disturbed areas, including the
proposed basin outlet outside the property limits. This shall be updated on all affected
sheets.
b. Per the Tree List on Sheet 3, trees numbered 1916, 1917, and 1918 should be shown as
being removed. Any other trees noted as being removed should also be shown as such so
that this sheet coordinates with the Tree list.
Code Enforcement
(734) 822-2111
codeenforcement@pittsfield-mi.gov

Engineering
(734) 822-3109
engineering@pittsfield-mi.gov

Planning
(734) 822-3130
planning@pittsfield-mi.gov

Utilities
Utilities

(734) 822-3105
822-3105
(734)
utilities@pittsfield-mi.gov
utilities@pittsfield-mi.gov

Shamrock Self Storage
C.S.P.A. #20-02
April 29, 2020
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4. Sheet 6, Dimensional Site Plan and Phasing Plan:
a. The location of proposed wetland mitigation shall be shown.
b. In the Phasing Plan, the “fenced area” described in the notes should be confirmed as the
Phase 2 limits or the areas where there is proposed fencing. All drives around Phase 1
buildings shall be paved.
5. Sheet 7; Utility Plan
a. The utility and easement labels shall be adjusted or removed as necessary so the labels are
referencing the correct utility or easement.
b. The proposed water main and stormwater sewer shall be located 20 feet from the proposed
buildings. Exceptions may be considered for shallow storm sewer. The applicant shall
provide additional information.
c. The proposed storm sewer shall be a minimum 10 feet from any hydrant or gatewell. The
storm sewer near the proposed hydrant at the north end of the proposed detention basin
should be relocated away from the hydrant. The proposed water main leads shall be
shown on the plan.
6. Sheet 8, Grading Plan:
a. The finished floor elevations shall be provided on this plan.
b. The area located northwest of Building B should be revised so that drainage is not directed
onto the properties to the north.
c. The Applicant shall provide a plan with the Engineering Plan Set detailing how the power
poles will be raised and protected during construction. Power line clearances shall be
provided with the plan. Approval from DTE of the proposed plan shall be provided prior
to a pre-construction meeting.
d. The proposed limits of disturbance, silt fence, and construction fence shall be located
outside of the drip lines of all trees to be saved, both onsite and offsite. There are at least
10 trees shown with grading and/or the limits of disturbance within the driplines.
e. Asphalt pavement shall have a minimum slope of 1%.
7. Sheet 12, Landscape Plan:
a. The remaining tree mitigation shall be coordinated with the Township planner.
b. The proposed water main and storm sewer shall maintain a minimum 10 feet from trees.
This includes the underground detention systems.

Shamrock Self Storage
C.S.P.A. #20-02
April 29, 2020
Page 3 of 3

8. Sheet 12; Fire Protection Plan
a.

“No Parking” signs shall be proposed within the proposed fire truck path.

b. The Fire Marshal requests that no landscaping be proposed between the main building and
Carpenter Road.
9. WCRC, WCWRC, and WCHD approvals are required prior to Township Final Site Plan
approval. Further coordination with these agencies may result in modifications to this preliminary
site plan. It is the applicant’s responsibility to coordinate with all outside agencies early in the site
plan development process to ensure all agency requirements are adhered to and revisions of the
site plan are limited.
10. A stormwater management maintenance agreement, satisfactory to the Township, shall be
executed by the property owner prior to construction.
11. Prior to construction, the Applicant shall provide a performance guarantee in accordance with
Section 3.09 of the Zoning Ordinance.
12. With each re-submittal, the preparer shall provide a written summary of revisions made to the
plans.

memo
TO:

Ben Carlisle, AICP
Pittsfield Charter Township Planning Consultant

FROM:

Pete Hill, P.E.
Senior Associate Engineer

DATE:

April 24, 2020

RE:

Shamrock Self Storage
4251 Carpenter Road
Preliminary Site Plan Review

Environmental Consulting & Technology, Inc. (ECT) completed a review of the Preliminary Site Plan for the
proposed Shamrock Self Storage project (4251 Carpenter Road) prepared by Midwestern Consulting dated
April 6, 2020 (Plan). ECT previously reviewed the Wetland Delineation Report prepared by Marx Wetlands,
LLC dated December 9, 2019. The site is located at the northeast corner of Carpenter Road and I-94 (Section
13). ECT previously completed an on-site wetland verification at the site in November 2019. The site was
reviewed for the presence of regulated wetlands as defined in the Pittsfield Charter Township Wetland
Ordinance, Chapter 8. Environment, Article III. Wetlands.
ECT recommends approval of the Plan for wetlands, however, we suggest that the Applicant address
the items noted in the Wetland Comments section of this letter prior to approval of the Final Site Plan.
A summary of our findings from review of the applicant’s submittal regarding existing wetlands and proposed
wetland impacts follows.

Wetland/Existing Conditions

Three (3) on-site wetlands were delineated (Wetlands 1, 2, and 3) on the site. The wetland boundary locations
are indicated on the Plan. The wetlands and the 25-foot wetland boundaries are clearly indicated on the Removal
Plan (Sheet 5) – see Figure 1; attached).
Wetland 1 is an emergent wetland containing narrow-leaved cattail (Typha angustifolia), broad-leaved cattail
(Typha latifolia), reed canary grass (Phalaris arundinacea), late goldenrod (Solidago gigantea), Bebb’s sedge (Carex
bebbii) and fox sedge (Carex vulpinoidea). This wetland is a swale-like feature located in the southwest corner of
the project property, adjacent to Carpenter Road and I-94. The northern extent of this feature appears to lack
wetland conditions and became an upland ditch/swale feature. This feature also appeared to lack the elements
of a true stream (i.e., defined bed and banks, continuous flow). A culvert was identified at the north and south
ends of this feature.
Wetland 2 is an emergent wetland containing path rush (Juncus tenuis), curly dock (Rumex crispus), Dudley’s rush
(Juncus dudleyi), and calico aster (Symphyotrichum lateriflorum). This wetland also contains self-heal (Prunella vulgaris),
purple loosestrife (Lythrum salicaria), fox sedge, and Canada/field thistle (Cirsium arvense). This wetland is located
within the northwest section of the property within an overhead electric distribution line corridor. The wetland
appears to have been created incidentally be poor grading along the distribution line corridor.
Wetland 3 is a largely forested wetland containing red maple (Acer rubrum), silver maple (Acer saccharinum),
American elm (Ulmus americana), and black ash (Fraxinus nigra) trees. Shrubs observed include common
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buckthorn (Rhamnus cathartica), glossy buckthorn (Frangula alnus), silky dogwood (Cornus amomum), gray dogwood
(Cornus foemina), and black ash saplings. This wetland contained sparse herbaceous vegetation including fowl
manna grass (Glyceria striata), bladder sedge (Carex intumescens), and fox sedge. This wetland is located in the
northeast section of the subject property.
As noted in the Marx Wetland Report, one (1) watercourse was observed approximately 25 feet east of the
site’s eastern boundary. This watercourse appears to be tributary to the Upper Paint Creek; however it does
not appear to be a Washtenaw County Drain.
ECT has reviewed the wetland delineation completed by Marx Wetlands, LLC on November 27, 2019 and
agrees that the wetland boundaries were accurately flagged in the field.

Wetland Impact Review

It should be noted that the Natural Features Impact Statement included on the Removal Plan (Sheet 5) indicates that
Wetlands 1 and 3 will be preserved. The Plan notes that Wetland 1 will be temporarily disturbed for the
construction of the proposed watermain. The area of wetland disturbance is to be fully restored. The Plan
indicates that 2,385 square feet (0.055-acre) of the Wetland 1 25-foot buffer will be disturbed. This impact
appears to be a permanent impact associated with a proposed change in grade.
Wetland 2 (285 square feet/0.007-acre) located in the central portion of the site will be removed with the
development.
Previous iterations of the Plan included a 641 square feet (0.015-acre) impact to the Wetland 3 Buffer for the
installation of the stormwater detention basin. This has been eliminated from the current Plan. Sheet 5 indicates
that existing Wetland #3 and its 25-foot wetland setback are not to be disturbed.
ECT encourages the Applicant to avoid and minimize impacts to on-site wetlands and 25-foot wetland setbacks
and attempt to incorporate these existing natural features into the site plan. This includes working to avoid
grading within the existing 25-foot wetland setback of Wetland 1.

Wetland Regulation by the State of Michigan

Wetlands are protected under Part 303 Wetland Protection, of P.A. 451 of 1994, the Natural Resources and
Environmental Protection Act (NREPA, as amended). The Michigan Department of Environment, Great
Lakes, and Energy (EGLE, formerly MDEQ) assumes authority over wetlands that are 5 acres or greater in
area; contiguous (directly adjacent to) to an inland lake, pond, or stream; within 500 feet of an inland lake, pond,
or stream; or within 1,000 feet of a Great Lake, Lake Saint Clair, Saint Mary’s River, Saint Clair River, or Detroit
River.
EGLE may also exert regulatory control over isolated wetlands less than five acres in size: “...if the department
determines that protection of the area is essential to the preservation of the natural resources of the state from
pollution, impairment, or destruction and the department has so notified the owner.”
The following activities are prohibited within regulated wetlands without an EGLE permit:
1
2
3
4

The placement of fill material;
Dredging;
Construction within; and/or
The draining of surface water from a wetland.
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ECT agrees with the applicant’s wetland consultant’s opinion that Wetlands 1 and 3 may by regulated by EGLE.
Wetland 1 is less than 5-acres in size but may be considered contiguous because the ditch/swale likely discharges
off-site via a northern culvert that appears to connect to roadside ditches that ultimately connect to the Upper
Paint Creek. Wetland 3, also less than 5-acres in size, appears to be within 500 feet of an off-site regulating
feature (i.e., offsite watercourse). Wetland 2 is a small, isolated wetland and is not likely regulated by EGLE.

Wetland Regulation by Pittsfield Charter Township

Based on the findings set forth in Section 8-12 of the Township’s Wetland Ordinance, the Township Board of
Trustees declares a goal of no net loss of wetlands within the Township and a long-term goal of a net gain in
wetlands within the Township. These goals are to be accomplished through the use of all means available to
the Township as authorized by applicable local, state and federal laws and regulations, including, but not limited
to, the implementation of the regulatory purposes and intent of this article; the identification and review of
degraded or destroyed wetlands in the Township; and the use of incentives, voluntary agreements, and other
forms of cooperation between the Township and landowners to protect and restore wetlands to the greatest
extent possible authorized under the law.
Under the authority of Wetland Ordinance, Pittsfield Charter Township regulates all watercourses and wetlands
that are:
1.
2.
3.

Contiguous to a lake or pond, or a river or stream, regardless of size;
Not contiguous to a lake or pond, or a river or stream; and 2 acres or more in size;
Not contiguous to a lake or pond, or a river or stream; and less than 2 acres in size, if the Township
determines that protection of the area is essential to the preservation of the natural resources of the
Township from pollution, impairment, or destruction as provided by this Ordinance.
In making a determination that a wetland is essential to the preservation of the natural resources of the
Township must find that one or more of the following exist at the particular site:
a) The site supports state or federal endangered or threatened plants, fish, or wildlife appearing on a list
specified in Section 36505 of the Michigan Wetlands Protection Act.
b) The site represents what is identified as a locally rare or unique ecosystem.
c) The site supports plants or animals of an identified local importance.
d) The site provides groundwater recharge documented by a public agency.
e) The site provides flood and storm control by the hydrologic absorption and storage capacity of the
wetland.
f) The site provides wildlife habitat by providing breeding, nesting, or feeding grounds or cover for
forms of wildlife, waterfowl, including migratory waterfowl, and rare, threatened, or endangered
wildlife species.
g) The site provides protection of subsurface water resources and provision of valuable watersheds and
recharging groundwater supplies.
h) The site provides pollution treatment by serving as a biological and chemical oxidation basin.
i) The site provides erosion control by serving as a sedimentation area and filtering basin, absorbing silt
and organic matter.
j) The site provides sources of nutrients in water food cycles and nursery grounds and sanctuaries for
fish.

Wetlands 1 and 3 appear to be regulated by the Township as they meet one or more of the essentiality criteria
listed above (e.g., flood and storm control as well as wildlife habitat). According to the Pittsfield Charter
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Township Wetland Protection Ordinance, Section 8-17, the following activities require a permit from the
Township:






Deposit or permit the placing of fill material in a wetland.
Dredge, remove, or permit the removal of soil or minerals from a wetland.
Construct, operate, or maintain any use or development in a wetland.
Drain surface water from a wetland.
Mowing, cutting, removing, or causing to be removed or damaged, native vegetation or trees from the wetland,
except for the mowing of a walkable path not to exceed ten (10) feet wide, unless as an ecological restoration
project approved by the Ordinance Enforcement Officer.

It is ECT’s opinion that Wetland 2 is not regulated by Pittsfield Township as this wetland is a poor quality,
small (i.e., 285 square feet), isolated wetland that appears to be a man-made/incidental wetland created by poor
grading along the existing utility corridor. This wetland does not appear to provide essential wetland functions
as described in the Wetland Ordinance (per the Wetland Ordinance Section 8-19.I).
In addition to the desire to preserve wetlands, the Township’s goal is to preserve wetland buffers/setbacks.
The Township’s Land Development Standards (Chapter 19 – Protection and Mitigation of Natural Features) states
that:
A permanent buffer strip, vegetated with natural plant species, will be maintained or restored within a setback of 25 feet
from a designated edge or boundary of a wetland area.
With regard to the preservation of 25-foot wetland buffers, the applicant should work in order to preserve the
wetland buffers of all wetland features to remain. Specifically, the applicant should work to preserve the 25foot buffer of Wetland 1. The Plan currently appears to propose a permanent impact of 2,385 square feet
(0.055-acre).
The preservation of a 25-foot buffer area is important to the overall health of the existing wetlands. The
existing buffers serve to filter pollutants and nutrients from storm water before entering the wetlands, as well
as provide additional wildlife habitat. Any pesticides, herbicides, or fertilizers used on the proposed
development site would likely also ultimately drain to the wetland.
For subsequent Plan submittals, ECT recommends that the Applicant incorporate a restoration plan for any
proposed temporary and/or permanent impacts to 25-foot wetland buffer areas. This restoration plan should
include a 1:1 replacement for any impacts to the 25-foot wetland buffer. This wetland buffer
mitigation/restoration should incorporate an appropriate native wetland buffer seed mix, to be approved by
the Township and/or the Townships’ wetland consultant.

Proposed Mitigation

As proposed, the project does not require wetland mitigation.

Wetland Comments

The following are repeat comments from our Preliminary Site Plan Review & Wetland Boundary Verification
letter dated January 22, 2020. The current status of these comments is indicated in bold italics. Please consider
the following comments when preparing subsequent site plan submittals:
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1. The Natural Features Impact Statement on Sheet 5 (Removal Plan) indicates that 641 square feet
(0.015-acre) of Wetland 3’s 25-foot buffer will be temporarily disturbed for the installation of the
stormwater detention basin. This area does not appear to be specifically indicated on the Plan. ECT
encourages the Applicant to avoid and minimize impacts to on-site wetlands and 25-foot wetland
setbacks and attempt to incorporate these existing natural features into the site plan. This includes
working to avoid grading within the existing 25-foot wetland setbacks.

This comment has been partially addressed. The current Plan indicates that there are no
proposed impacts to Wetland 3 or its 25-foot wetland buffer. The Plan includes a proposed
2,385 square-foot (0.055-acre) impact to the 25-foot setback of Wetland 1. This impact appears
to be a permanent impact that includes a change in existing grade.
As the preservation of a 25-foot buffer area is important to the overall health of the existing
wetlands, for subsequent Plan submittals, ECT recommends that the Applicant incorporate a
restoration plan for any proposed temporary and/or permanent impacts to 25-foot wetland
buffer areas. This restoration plan should include a 1:1 replacement for any impacts to the 25foot wetland buffer. This wetland buffer mitigation/restoration should incorporate an
appropriate native wetland buffer seed mix, to be approved by the Township and/or the
Townships’ wetland consultant.
2. We urge the applicant to consider a plan that further avoids impacts to the wetland buffer so that
wetland buffer restoration becomes unnecessary. Should the applicant continue to propose impacts
to on-site wetland buffers, subsequent plans should provide detailed information regarding the
proposed wetland buffer restoration/mitigation. Specifically, the applicant shall incorporate a
restoration plan for any proposed impacts to the 25-foot wetland buffer areas. This restoration plan
should include a 1:1 replacement for any impacts to the 25-foot wetland buffer. This wetland buffer
mitigation/restoration should incorporate an appropriate native wetland buffer seed mix, to be
approved by the Township and/or the Townships’ wetland consultant.

This comment still applies. It is recommended that the applicant provide a restoration plan
for any areas of (temporary or permanent) impact to the existing 25-foot wetland setbacks.
Conclusions

While the development appears to avoid impacts to regulated on-site wetlands, the Plan does appear to include
proposed impacts to 25-foot wetland buffers (i.e., Wetland 1 setback). While the proposed impacts to buffers
has been reduced from previous iterations of the Plan, ECT continues to recommend that the applicant
consider further minimizing the overall impacts to wetland setback/buffer through small modifications in the
silt fence/limits of disturbance. Should the applicant continue to propose impacts to on-site wetland buffers,
it is recommended that the applicant incorporate a restoration/mitigation plan for any proposed impacts to the
25-foot wetland buffer.

Recommendation

ECT recommends approval of the Plan for wetlands, however, we suggest that the Applicant address the items
noted in the Wetland Comments section of this letter prior to approval of the Final Site Plan.
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cc:

Zoe Crowley, UMS Specialist (CrowleyZ@pittsfield-mi.gov)
Allen Hare, UMS (HareA@pittsfield-mi.gov)
Eric Humesky, PE, Township Engineer (engineering@pittsfield-mi-gov)
Belinda Kingsley, Zoning & Code Enforcement Administrator, Pittsfield Charter Township
(KingsleyB@pittsfield-mi.gov)
Sheryl Saliba, Utilities & Municipal Services Administrative Assistant (SalibaS@pittsfield-mi.gov)

Attachments: Figure 1. Approximate Wetland Locations (Removal Plan). Source: Midwestern Consulting.
Site Photos

April 24, 2020
Page 7 of 9

Wetland 3

Wetland 2

Wetland 1

Figure 1. Approximate wetland locations (Shamrock Self Storage Removal Plan, Sheet 5). Approximate parcel
boundary is shown in red. Approximate wetland boundaries are shown in yellow.
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Site Photos

Photo 1. View of Wetland 2 within the central portion of the site.

Photo 2. View of Wetland 1 within the southwestern portion of the site.
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Photo 3. View of Wetland 3 within the northeastern portion of the site.

FINDINGS OF REQUIRED STANDARDS
AND RESOLUTION OF APPROVAL
SHAMROCK SELF STORAGE
CUP 20-01
May 21, 2020

WHEREAS an application for a Conditional Use Permit for self-storage facility on the premises
located at 4251 Carpenter Road, tax parcel ID# L -12-13-200-034 in Section 13, Pittsfield Charter
Township, Washtenaw County, Michigan; was received on January 9, 2020; and
WHEREAS in accordance with Article 10.03 of the Township Zoning Ordinance, the Pittsfield
Township Planning Commission held a public hearing on this matter on May 7, 2020, and public
comments were received and considered; and
WHEREAS the Pittsfield Township Planning Commission reviewed the Conditional Use Permit
application for this use and per the requirements of Article 10.04 of the Township Zoning Ordinance
finds the following:
1. Compatibility with Adjacent Uses. The conditional use shall be designed and
constructed in a manner harmonious with the character of adjacent property and the
surrounding area. A conditional use shall be harmonious and not create a significant
detrimental impact, as compared to the impact of permitted uses.
The proposed use is harmonious with adjacent commercial, warehouse and light industrial
uses. The proposed use will not create a significant detrimental impact to adjacent
properties.
This section of Carpenter Road has a mix of uses including light industrial/warehousing,
wholesale, commercial, contractors yard, and entertainment uses. Furthermore, the site is
adjacent to I-94, with limited access opportunities. The use of the site as a self-storage
facility is good use of the site and one that is compatible with adjacent uses.
2. Compatibility with the Master Plan. The proposed conditional use shall be compatible
and in accordance with the goals and objectives of the Master Plan and any associated
subarea and corridor plans.
The use of the site for a self-storage building is consistent with the Master Plan and the C-2
zoning designation.
3. Traffic Impact. The proposed conditional use shall be located and designed in a manner
which will minimize the impact of traffic, taking into consideration: pedestrian access
and safety; vehicle trip generation (i.e. volumes); types of traffic, access location and
design, circulation, and parking design; street and bridge capacity; and traffic
operations at nearby intersections and access points. Efforts shall be made to ensure
that multiple transportation modes are safely and effectively accommodated in an effort
to provide alternate modes of access and alleviate vehicular traffic congestion. The
applicant shall comply with the Township’s Complete Street Ordinance.
The site has limited access options. A low traffic generating use for this site is the only one
that could be approved. The use of this site for self-storage shall not impact traffic on
Carpenter Road.

Shamrock Self Storage
CUP 20-01
May 21, 2020
Page 2 of 2

4. Impact on Public Services. The proposed conditional use shall be adequately served by
essential public facilities and services, such as: streets; pedestrian or bicycle facilities;
police and fire protection; drainage systems; refuse disposal; water and sewage facilities;
and schools. Such services shall be provided and accommodated without an
unreasonable public burden.
Due to the nature of the business, the impact on public services should be less than other
permitted or conditional uses allowed in the district.
5. Compliance with Zoning Ordinance Standards. The proposed conditional use shall be
designed, constructed, operated, and maintained to meet the stated intent of the zoning
districts and shall comply with all applicable ordinance standards.
The applicant has revised their application to reduce impact on the sites natural resources.
Any impact will be mitigated. The application meets all other applicable ordinance
requirements.
6. Impact on the Overall Environment. The proposed conditional use shall not
unreasonably impact the quality of natural features and the environment in comparison
to the impacts associated with typical permitted uses.
The applicant has revised their application to reduce impact on the sites natural resources.
Any impact will be mitigated.
7. Conditional Use Approval Specific Requirements. The general standards and
requirement of this section are basic to all uses authorized by conditional use approval.
The specific and detailed requirements relating to particular uses and area
requirements must also be satisfied for those uses.
There are specific conditions approved the Planning Commission that the applicant must
address for the final site plan submittal. Other than those conditions, the application meets
all other applicable ordinance requirements.
NOW THEREFORE BE IT RESOLVED, that the Pittsfield Township Planning Commission
hereby approves CUP 20-01 Shamrock Self Storage.
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Sutherland Square
Pittsfield Township, Michigan
Eaton Group, LLC May 2020

Sutherland Square
Pittsfield Township, Michigan 12 May 2020
Copyright 2020 Gibbs Planning Group, Inc.

EATON GROUP, LLC

Story
Point

Site

State Road PUD

Pittsfield Township, Michigan 25 May 2019
Copyright 2019 Gibbs Planning Group, Inc.

EATON GROUP, LLC

Sutherland Square: Land Use Overview
Block

Unit Type

Building/Lot

No. units / SF

Block I, II & III

Single-Family

1-27

27

Block III

Duplex

A-F

12

Block III
Block III
Block III

Townhomes
Townhomes
Townhomes

I
H
G

7
7
8

Block IV
Block IV

Carriage Homes
Carriage Homes

N
M

8
9

Block IV
Block IV
Block IV

Townhomes
Townhomes
Townhomes

L
K
J

7
8
7

Block V
Block V
Block V

Lofts
Lofts
Commercial (Office/Retail)

P
O
S

51
58
9,000 SF

Total

Sutherland Square Overview
Pittsfield Township, Michigan 16 March 2020
Copyright 2020 Gibbs Planning Group, Inc.

209 / 9,000 SF

EATON GROUP, LLC

Sutherland Square: Mixed-Use
Pittsfield Township, Michigan 12 May 2020
Copyright 2020 Gibbs Planning Group, Inc.

EATON GROUP, LLC

Sutherland Park: Single Family Homes
Pittsfield Township, Michigan
Copyright 2020 Gibbs Planning Group, Inc.

EATON GROUP, LLC

Sutherland Park: Cottage Homes <30’ Lots
Pittsfield Township, Michigan
Copyright 2020 Gibbs Planning Group, Inc.

EATON GROUP, LLC

Sutherland Park: Cottage Homes > 40’ Lots
Pittsfield Township, Michigan
Copyright 2020 Gibbs Planning Group, Inc.

EATON GROUP, LLC

Sutherland Park: Cottage Homes > 40’ Lots
Pittsfield Township, Michigan
Copyright 2020 Gibbs Planning Group, Inc.

EATON GROUP, LLC

Sutherland Park: Cottage Homes > 40’ Lots
Pittsfield Township, Michigan
Copyright 2020 Gibbs Planning Group, Inc.

EATON GROUP, LLC

Sutherland Park: Cottage Homes > 60’ Lots
Pittsfield Township, Michigan
Copyright 2020 Gibbs Planning Group, Inc.

EATON GROUP, LLC

Sutherland Park: Cottage Homes > 60’ Lots
Pittsfield Township, Michigan
Copyright 2020 Gibbs Planning Group, Inc.

EATON GROUP, LLC

Sutherland Park: Town Homes
Pittsfield Township, Michigan
Copyright 2020 Gibbs Planning Group, Inc.

EATON GROUP, LLC

Sutherland Park Carriage Homes
Copyright 2020 Gibbs Planning Group, Inc.

Sutherland Park: Lofts
Pittsfield Township, Michigan
Copyright 2020 Gibbs Planning Group, Inc.

EATON GROUP, LLC

Project Overview: ROW Set Back Summary
Block

Unit Type

Building/Lot

No. units

Front Set Back

Block I, II & III

Single-Family

1-27

27

Proposed (ft)
10

Block III

Duplex

A-F

12

12

10

10

Block III
Block III
Block III

Townhomes
Townhomes
Townhomes

I
H
G

7
7
8

12
12
12

10
10
10

10
10
10

Block IV
Block IV

Carriage Homes
Carriage Homes

N
M

8
9

n/a
n/a

n/a
n/a

n/a
n/a

Block IV
Block IV
Block IV

Townhomes
Townhomes
Townhomes

L
K
J

7
8
7

5
5
5

10
10
10

10
10
10

Block V
Block V
Total

Lofts
Lofts / Commerical

P
O-S

51
58
209

5
7

10
10

50
50

Sutherland Park

Pittsfield Township, Michigan 16 March 2020
Copyright 2020 Gibbs Planning Group, Inc.

FBC (ft)
n/a

Standard (ft)
35

EATON GROUP, LLC

Project Overview: Parking Summary
• Parking for single-family homes, townhomes, carriage homes and duplexes will be consistent with code
with a minimum of 2-parking spaces per unit.
• Seeking deviation for 1-bedroom units (from 2-spaces per 1-bed to 1.5 spaces).
• Seeking deviation for office parking requirement to permit all office parking to be shared with Lofts.

Unit mix
Studios

1-bed
2-bed
Total
Retail
Office
Total Req.

Pittsfield Ordinance
Sutherland Proposed
Parking Spaces Parking Spaces
No. Units Per Unit Required Unit Req. Required Difference
14
1.00
14
1.0
14
0

83
12
109

2.00
2.00
1.87

3,000.00 1/ 250 SF
6,000.00 1/300 SF
9,000.00

166
24
211

1.5
2.0
1.5

125
24
167

-41.5
0
-41.50

12

1/ 250 SF

12

0

17
240

1/300 SF

0
179

-17
-58.50

Rationale
Consistent with other properties, assume 50% of 1-bed renters will be 1-car
households. Given proximity to other lots/streets, there is little risk parking
will spill over to adjacent properties.

Office parking will be shared with Lofts as there is little overlap in occupancy
times.

* Includes on-street parking

Sutherland Park

Pittsfield Township, Michigan 16 March 2020
Copyright 2020 Gibbs Planning Group, Inc.

EATON GROUP, LLC

Project Overview: Wetlands
• Total Site: 22.6 acres
• Total wetlands: 6.78 acres
• Proposed wetlands fill is ~1/3rd acres and limited to section west of State Road

Sutherland Park

Pittsfield Township, Michigan 16 March 2020
Copyright 2020 Gibbs Planning Group, Inc.

EATON GROUP, LLC

Sutherland Square
Pittsfield Township, Michigan
Eaton Group, LLC May 2020
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Concept Review
For
Pittsfield Township, Michigan

File No.:

RZ 20-04

Applicant:

Eaton Group – Robert Gibbs

Location:

6464 South State Road and vacant parcel to the north
L-12-28-200-005 and L-12-28-200-008

Plan Date:

May 12, 2020

Current Zoning:

PUD, Planned Unit Development / AG, Agriculture

Proposed Rezoning:

PUD, Planned Unit Development

Property Size:

22.6 acres

Action Requested:

Concept Review

PROJECT DESCRIPTION
The applicant has submitted a Planned Unit Development (PUD) rezoning application to develop 242residential dwelling units and 19,000 square feet of commercial space in a traditional, walkable mixed-use
neighborhood containing approximately 21 acres located on the west side of South State Road just south of
Textile Road and the Story Pointe senior living facility.
Currently, the site is primarily vacant, has been most recently farmed, and portions are encumbered by
regulated wetlands and woodlands. The southeast corner is currently developed as a single-family
residential lot that will be demolished and incorporated into the development.
The applicant is seeking a PUD, to permit a high-density mixed-use development, provide a variety of
housing types, commercial space, and flexibility to preserve the site’s existing natural features. The
applicant is seeking zoning deviations as well as zoning flexibility through the PUD process.
Richard K. Carlisle, President Douglas J. Lewan, Executive Vice President
John L. Enos, Principal David Scurto, Principal Benjamin R. Carlisle, Principal Sally M. Elmiger, Principal Craig Strong, Principal
Laura K. Kreps, Senior Associate Paul Montagno, Associate
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The development will consist of six (6) types of residential products (based on sheet c-4) including:
• Forty-four (44) townhomes - 1,400 square feet in size;
• Eighteen (18) carriage homes - 1,100 square feet in size;
• Twenty-eight (28) cottage homes - 1,100 square feet in size;
• One hundred thirty-seven (137) lofts O & P - 650 square feet in size;
• Twelve (12) lofts Q – 650 square feet in size; and
• Six (6) duplex structures (12 dwelling units) - 1,800 square feet in size.
We’ve asked the applicant to better define the differences in the proposed housing types since several
appear to be similar based on the floor areas. A narrative describing each of the proposed housing types
would be beneficial for the purposes of this review and for Planning Commission consideration.
The development will contain private roads designed at 63-foot and 55-foot private road cross-sections. The
site is proposed to be serviced with public sewer and water. Stormwater management is proposed to be
addressed through the construction of two (2) detention basins and underground detention. The site
includes a 6.8 acre wetland which will be entirely preserved other than a required road crossing.
Overall we support this development. The applicant is proposing a project that offers a layout, mixed use,
and housing types that are not offered in the township. While currently unconventional for Pittsfield, the
applicant’s approach to vary housing products all in a mixed-use community is strongly desired. The
housing mix of smaller single-family homes (cottage homes), and stacked flats, are underserved in the
Township and strongly desirable. The project provides a housing range from first-time homebuyers and
families, to empty nesters and active older adults. Lastly, the applicant has worked closely with the
adjacent neighbors and has preserved the sites most valuable natural resources.
Through the PUD process, the applicant is seeking the following zoning deviations:
• Reduction in lot area, setbacks, and impervious surface for all building types proposed on the site.
The proposed lot area, setback deviations, and impervious surface deviations are substantial in
all areas of the development.
• Increase in density.
• Parking reduction.
• Increase in height for all building types proposed.
More detail about each deviation is listed below.
Please note that there are additional stormwater and fire access issues that need to be addressed. Site
layout, particularly due to potential fire access and circulation, may require significant changes to site
layout. However, the applicant wanted to take pause and get comments from the Planning Commission
before moving further.
The Planning Commission will need to consider whether the overall site development offered by the
developer with respect to preservation of wetland/natural features preservation, parkland dedication,
and diversity of housing products is commensurate with the requested density and requested dimensional
deviations sought.
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Figure 1. Aerial Photograph
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DEVIATIONS
We note that in earlier reviews that the applicant is seeking deviations in lot area, setbacks, and
impervious surface for all building types proposed on the site. Issues that we like P.C. discussion:
•

•

•
•

Of particular concern is the requested deviations for houses to front yard setbacks. For example,
the cottage homes are proposed to be 9-feet from the front setback. The applicant should clarify
if the 9-foot setback includes a porch. If a porch would be located within 9-foot setback, the porch
may extend up to a few feet from the sidewalk. Having a porch that close to the sidewalk would
create issues including conflict with franchise utilities, and lack of area for fence, landscaping, etc.
For the duplex units, the proposed combination of 34-foot tall structures, with only 10-feet
separation may appear out of scale. The applicant should at a minimum increase the side yard
setbacks and consider reducing height or provide a rendering of two duplexes at scale side by
side for us to evaluate.
For the townhome and lofts, how will building massing of 42-feet, 4-stories appear from State
Road?
For the townhome and lofts, the proposed combination of up to 3-stories in height, with only 10feet separation for the townhomes may appear out of scale. The applicant should at a minimum
increase the side yard setbacks and consider reducing height or provide a rendering of two
duplexes at scale side by side for us to evaluate.
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•
•

Where is the parking for Building R? Having people park and cross the main drive to the site is
not a safe pedestrian option.
Franchise Utility Location: Franchise utilities (electricity, natural gas, telecommunications) are
located much closer to the front of the building than the township typically requires. While this
is not an engineering issue per say, it may/will cause future issues for owners when these lines
fail and need to be replaced. It will require digging them up in peoples front yards very close to
their structure.

In summary, the applicant is requesting relief from lot area, setbacks, and impervious surface for all
building types proposed on the site. The applicant will need to provide a detailed deviation schedule
outlining all of the proposed ordinance deviations that are proposed as part of the development proposal.
The Planning Commission will evaluate the proposed deviations in light of the overall quality of
development, compliance with the Master Plan and PUD eligibility criteria.
PROJECT DENSITY
Section 6.07 B. requires the maximum permitted residential density for a PUD shall not exceed the average
residential density for the area included on the Master Plan. As noted in the Master Plan portion of this
report, the Business District future land use classification does not provide a maximum residential density.
It does, however, note multi-unit residential may be allowed on a case-by-case basis.
The applicant is proposing 10.7 units per acre/gross acreage based on their calculations. We note the
PUD density calculation shall include the total residential land area designated on the plan less any area
within existing public street right-of-way. The densest multiple-family zoning district (R-3) allows for a
maximum density of 9 units per acre. The applicant will need to demonstrate they are calculating project
density as required in the ordinance (Section 6.06.B.).
The Planning Commission may grant an increase in average density up to twenty-five percent (25%). Such
increase in density shall be commensurate with public benefit provided by the development Public
benefit may include, but is not limited to, preservation, restoration and enhancement of natural
resources; increased open space; public dedication of land; or sustainable building and site design. The
applicant should better address the public benefits associated with the development in requesting a
density increase.
NATURAL RESOURCES
The site maintains 6.78 acres of regulated wetland area in the northern portion of the site and along the
southcentral property line. Existing wetland limits are shown on the plan; however, the required wetland
buffers are not demonstrated. Further, the applicant notes wetland fill will be as permitted through EGLE
with mitigation provided at an off-site wetland bank.
The applicant is aware of the Township’s policy to provide wetland and woodland mitigation on- site. Only
in extreme circumstances would off-site mitigation be considered.
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OPEN SPACE
The development’s open space is comprised of the northern wetland area (approximately 6.8 acres) and
a 0.5-acre park area in the center of the development adjacent to the Building S Clubhouse. An 8-foot
wide public pathway is also proposed along the southern portion of State Road frontage.
As demonstrated on the plan, all 242 residential units will have access to a 0.5-acre park and two (2)
clubhouse facilities encompassing 4,500 square feet (2% of the total site area). The remaining open space
is wetland areas that do not appear to be utilized for recreation opportunities. This does not seem to
meet the intent of common open space area as outlined in Section 6.02.B.4.
PARKING
Section 12.05 G. requires residential uses with one-bedroom and greater to provide two (2) parking spaces
and efficiency units to provide one (1) parking space. The applicant indicates fifty (50) of the loft units are
efficiency units (one (1) parking space required). All other residential dwellings on the site will be onebedroom or greater requiring two (2) parking spaces each. Based on this configuration, 434 parking
spaces for residential dwelling uses on the site are required.
Based on the information provided, commercial /retail uses are required to provide one (1) parking space
for each 250 feet of gross floor area or 44 spaces (11,000 SF / 250). Parking for office uses is calculated
as one (1) parking space for each 300 square feet of gross floor area. The applicant provides 13,500 square
feet of office is proposed requiring another 45 parking spaces (13,500 SF/ 300). See table below:
Residential
Efficiency Units – 1 space = (50 units)= 50 spaces
One-bed and greater – 2 spaces (192 units x 2) =
384 spaces
Commercial
1 space per 250 SF (5,500 SF / 250) = 22 spaces
Office
1 space per 300 SF (13,500 SF / 300) = 45 spaces

Required

Total Parking Provided

495 spaces

456 spaces

Barrier-free spaces
6 spaces
7 spaces
Bicycle Parking
2 spaces
0 spaces
Loading Spaces
1 space
0 spaces
*Less spaces are provided on the site plan than noted in the parking summary Several parking counts are incorrect
on the plan sheet.

The parking summary demonstrates the applicant is proposing shared parking for the loft and
commercial/office uses (surface lot parking). The Planning Commission can allow a deviation in the
parking requirements when the applicant can provide a parking study with adequate detail and
information to assist the Planning Commission in reviewing the appropriateness of the request. The
applicant will need to provide additional information related to the request to share parking and details
how the reduced number was calculated.
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No loading areas are depicted for the commercial/office uses. The Planning Commission may grant a
waiver in the loading space requirements of the applicant is able to demonstrate such loading space is not
required due to type of delivery vehicle, delivery timing, etc. Additional information should be provided
with regard to the types of deliveries and timing in order for the Planning Commission to consider the
loading space waiver.
SUMMARY
Overall we strongly support this development. The applicant is proposing a project that offers a layout,
mixed use, and housing types that are not offered in the township. While currently unconventional for
Pittsfield, the applicant’s approach to vary housing products all in a mixed-use community is strongly
desired. The housing mix of smaller single-family homes (cottage homes), and stacked flats, are
underserved in the Township and strongly desirable. The project provides a housing range from firsttime homebuyers and families, to empty nesters and active older adults. Lastly, the applicant has worked
closely with the adjacent neighbors and has preserved the sites most valuable natural resources.
However, even though conceptually we strongly support the development, we note a number of issues
that must be addressed by the applicant. Questions for the Planning Commission to consider:
1.
2.
3.
4.
5.
6.
7.

Is the amount of deviations requested commensurate with the benefits and quality of the project?
Are there specific deviations that the Planning Commission is concerned with?
Does the Planning Commission find issue with a potential four-story building(s)?
Would the Planning Commission support a significant parking reduction?
Would the Planning Commission allow off-site wetland mitigation, potentially in a wetland bank?
Is the open space provided internal to the development sufficient?
Does the Planning Commission support the proposed density?
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Pittsfield Charter Township
Department of Utilities & Municipal Services
6201 West Michigan Avenue, Ann Arbor, MI 48108
Phone: (734) 822-3101  Fax: (734) 944-1103
Website: www.pittsfield-mi.gov

Mandy Grewal, Supervisor

MEMORANDUM
TO:

Pittsfield Township Planning Commission

FROM:

Eric Humesky, P.E.
Township Engineer

DATE:

April 23, 2020

SUBJECT:

Sutherland Park
R.Z. #20-04
Preliminary Site Plan Review

We have reviewed the March 18, 2020, 37-sheet submittal of the above preliminary site plan that was
received by the Township on March 23, 2020 and comment as follows:
1. Site and Zoning Data Requirements:
a. The name and address of the property owner(s) should be provided in the plans.
2. Natural Features:
a. The location of trees to be removed due to grading and/or site improvements shall be
shown on the plan.
b. Site soils information, location, and extent of soils that are unbuildable in their natural
state because of organic content or water table level, based on the Washtenaw County Soil
Survey or equivalent information shall be shown in the plans.
c. A Natural Feature Impact Statement (as described in Section 14.04) and Natural Feature
Protection Plan (as described in Section 14.04) shall be provided.
d. The 25-foot wetland buffer should be shown on all applicable sheets.
3. Access and Circulation Requirements:
a. Street names should be provided and approved by the Township emergency response staff
prior to Final Site Plan approval.
b. Additional curve radii should be provided at the 90 degree road curve at the northwest
corner of the site to confirm the private road standards are being met.
Code Enforcement
(734) 822-2111
codeenforcement@pittsfield-mi.gov

Engineering
(734) 822-3109
engineering@pittsfield-mi.gov

Planning
(734) 822-3130
planning@pittsfield-mi.gov

Utilities
Utilities

(734) 822-3105
822-3105
(734)
utilities@pittsfield-mi.gov
utilities@pittsfield-mi.gov
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4. Required Information Concerning Utilities, Drainage, and Related Issues:
a. The water main looping through the project should be 12-inch.
b. Each phase should be planned to be looped with a dual water main feed. If this project is
planned to be phased, phasing lines should be shown.
5. Sheet 1, Cover Sheet:
a. Each sheet in the plan set shall be consecutively numbered. The applicant may keep their
unique numbering, but consecutive page numbers shall be provided as well. The Sheet
Index should be revised to reflect the page numbers.
6. Sheet 3, Topographic and Boundary Survey East:
a. The land use and zoning information for the L-12-28-200-005 property should be shown
on the plan.
b. The 1” = 50’ scale provided in the sheet boarder shall be revised to 1” = 40’.
c. The linetype shown near the State Road ROW shall be identified and included in the
Legend on this sheet and all other applicable sheets. It appears it may be the existing
water level in the wetland.
d. The drip lines of the existing trees to be saved near the limits of disturbance should be
shown on the plan.
e. The State Road ROW lines shall be clearly identified.
7. Sheet 4, Topographic and Boundary Survey West:
a. The existing water main easement on the adjacent property to the west shall be shown on
the plan with dimensions.
b. The drip lines of the existing trees to be saved near the limits of disturbance should be
shown on the plan.
8. Sheet 6, Preliminary PUD Plan East:
a. The proposed sidewalk along State Road shall be a 10-foot wide asphalt non-motorized
path/boardwalk and shall be extended along the entire property frontage.
b. The proposed right-of-way line shall be labeled as such.
c. Crosswalks should be provided on Streets A, B, and C at reasonable locations such as
intersections and drives.
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9. Sheet 8, Preliminary Grading Plan East:
a. Proposed contours shall be shown throughout the site. Only proposed contours at the
detention basins and along the wetland boundary are shown.
b. The proposed contours shall be shown connecting to the existing contours.
c. Top-of-wall and bottom-of-wall elevations shall be provided for the proposed retaining
wall. Walls exceeding 4-feet in height will require a structural review.
d. Franchise utility easements are typically 12 feet wide. 8 to 9-foot wide franchise utility
easements are proposed in Sections 1-1 and 2-2. The applicant’s engineer shall confirm
that there is adequate space for the proposed franchise utilities.
e. In Section 2-2, the franchise utility easement is 1-foot from the building envelope. This
will cause franchise utilities to be far closer to the homes than what is typical.
Additionally, the plan should clarify if any steps or porches will extend beyond the
building envelop into the franchise utility easement.
10. Sheet 9, Preliminary Grading Plan West:
a. The proposed swales draining stormwater from rear to front of Lots 12 through 17 are 0 to
2 feet from the building envelopes. This will push drainage too close to the homes and is
not acceptable.
b. A retaining wall up to 7 feet high is proposed 3 feet from the building envelopes of Lots
14, 15, and 16. It is not typical to have retaining walls of this size on a single-family lot.
If homes are built to the rear of these building envelopes, back doors may not be feasible,
maintenance may be difficult, rear windows will view the retaining wall, drainage issues
could occur, and other potential issues may occur.
c. Proposed contours shall be shown throughout the site. Only proposed contours at the
detention basins and along the wetland boundary are shown.
d. The proposed contours shall be shown connecting to the existing contours.
e. The swale south of Buildings M and N does not appear feasible without proposed grading
and tree removal.
f. The overlapping text shall be corrected so both texts are legible.
g. Franchise utility easements are typically 12 feet wide. An 8-foot wide franchise utility
easement is proposed in Section 4-4. The applicant’s engineer shall confirm that there is
adequate space for the proposed franchise utilities.
h. In Section 4-4, the franchise utility easement is 1-foot from the building envelope. This
will cause franchise utilities to be far closer to the homes than what is typical.
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Additionally, the plan should clarify if any steps or porches will extend beyond the
building envelop into the franchise utility easement.
11. Sheets 10 and 11, Preliminary Utility Plans:
a. Per the Township standard private road cross section, the water main shall be located
outside of the roadway in the greenspace between the sidewalk and the back of curb.
b. The minimum horizontal separation between sanitary sewer, water main and storm sewer
and any other utility shall be 10-feet. There are several areas on this plan that shall be
revised to maintain the minimum horizontal separation.
c. The hydrants should be relocated to be on the opposite side of the road from the proposed
parallel parking to maintain fire access to the hydrants.
12. Sheet 13, Drainage Area Plan:
a. It should be confirmed that the existing culvert under State Road that the underground
detention is proposed to connect to can handle the increased drainage.
b. It should be confirmed that the existing culvert under State Road, and the culvert under the
sidewalk east of State Road that wetland north of the site drains to, can handle the
increased drainage.
13. Sheets 14-16, Basin Calculations:
a. The geotechnical/infiltration testing reports showing the suitable soils for infiltration shall
be submitted for review. The reports should also include maps showing where the test pits
were performed on the project site.
14. Sheet 37, Landscape Plan:
a. Existing live plant material to remain, and if material will be applied to landscaping
requirements, shall be accurately shown on the plan. It appears there are several existing
trees shown on this sheet that will likely be removed due to site improvements and/or
grading.
15. The Fire Marshal requires a separate “Fire Protection Sheet” which shows the following items and
nothing else.
a. Road, parking lots, and driveways.
b. Buildings, including ingress and egress points, building heights (lowest point of structure
to peak), and uses.
c. Existing and proposed water mains.
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d. Existing and proposed fire hydrants.
e. 300-foot fire hose lay lines.
f. Fire Department connections, fire services and meter rooms.
g. T2 fire apparatus turning template.
16. Once the Fire Protection Sheet is provided for review, the Fire Marshal will be able to perform a
more detailed review of the preliminary plan. The following are general comments from the Fire
Marshal:
a. With the currently proposed access into and throughout this site, all buildings will need to
include fire suppression.
b. There are several site layout options presented in this plan. Each option will change
firefighting strategy and requirements. With the limited information available, at this time
it appears there are issues with all options and potentially significant issues with options A,
C, and D shown on Sheets 23.
c. It should be noted that any changes to the site plan, including those as a result of
engineering or planning comments, may result in additional fire protection comments.
17. All walkways must be ADA compliant.
18. The name of the project, “Sutherland Park,” and the Township identifying number, “R.Z. #20-04,”
should be placed at the bottom right corner of the Cover Sheet.
19. WCRC, WCWRC, and EGLE approvals are required prior to Township Final Site Plan approval.
Further coordination with these agencies may result in modifications to this preliminary site plan.
It is the applicant’s responsibility to coordinate with all outside agencies early in the site plan
development process to ensure all agency requirements are adhered to and revisions of the site
plan are limited.
20. Prior to Final Site Plan approval, the Applicant shall execute a development agreement, in a form
approved by the Township, specifying all the terms and understandings relative to the proposed
development. A performance guarantee will be required as part of the development agreement in
accordance with Section 3.09 of the Zoning Ordinance.
21. With each re-submittal, the preparer shall provide a written summary of revisions made to the
plans.

ECT No. 200052-0600
April 29, 2020
Mr. Ben Carlisle, AICP
Township Planner
Pittsfield Charter Township
6201 West Michigan Avenue
Ann Arbor, MI 48108
Re:

Sutherland Square (RZ20-04)
Wetland Review of the Preliminary Site Plan

Dear Mr. Carlisle:
Environmental Consulting & Technology, Inc. (ECT) has reviewed the Preliminary Site Plan for
Sutherland Square (RZ20-04) project prepared by giffels webster and Gibbs Planning Group dated
March 16, 2020 (Plan). ECT is preparing this review letter for compliance with the Pittsfield Township
Wetlands Protection Ordinance (Chapter 8 -Environment, Article III - Wetlands).
ECT recommends that the applicant address the items noted in the Wetland Comments section of this letter prior to the approval of the Preliminary Site Plan and issuance of a Township
Wetland Permit. Specifically, the Plan appears to propose a total wetland impact of 0.33-acre
for the purpose of constructing the entrance drive as well as Retail Building U. The Plan notes
that the applicant will apply for an EGLE wetland use permit and proposes to provide wetland
mitigation at an off-site wetland mitigation bank. As a result, the Plan does not appear to
uphold the goal of no net loss of wetlands within the Township and a long-term goal of a net
gain in wetlands within the Township.
The proposed development is located south of Textile Road and west of S. State Street in Section 28.
The subject site includes parcel L-12-28-200-008 (21.6 acres). The project would consist of 44 townhomes, 18 carriage homes, 28 cottage homes, 149 lofts, and 12 duplex buildings. The development
also includes proposed roads and utilities as well as two (2) stormwater detention basins.
Based on aerial images (Google Earth, imagery date April 23, 2019), the majority of the subject has
been previously disturbed and appears to be routinely mowed/maintained. The Plan indicates that 6.78
acres of wetland have been identified on the project site.
A summary of our findings from review of the applicant’s submittal regarding existing wetlands and
proposed wetland impacts follows.

Wetlands/Existing Data

2200 Commonwealth
Blvd, Suite 300
Ann Arbor, MI
48105

ECT gathered and reviewed existing available site information such as the National Wetland Inventory
(NWI) mapping from the U.S. Fish and Wildlife Service (USFWS), the Michigan Department of Environment, Great Lakes, and Energy (EGLE) Wetland Mapper, the Washtenaw County Soil Survey
data from the US Department of Agriculture’s Natural Resources Conservation Service (USDA
NRCS) Web Soil Survey, United States Geological Survey (USGS) Topographic mapping, and current
and historical aerial photography. The NWI information indicates several areas of on-site wetlands.
An area of scrub-shrub (PSS; palustrine scrub-shrub) wetland is indicated in the northwest section of

(734) 769-3004
FAX
(734) 769-3164
An Equal Opportunity/Affirmative Action Employer
www.ectinc.com

Mr. Ben Carlisle
April 29, 2020
Page 2 of 10

the property and well as along the central/southern section of the property. An area of emergent (PEM;
palustrine emergent) wetland is indicated in the northeast section of the property.
At this time, ECT has not completed an on-site wetland verification. ECT recommends that we conduct a wetland boundary verification during the growing season (May 1 through October 15) in order
to verify any existing on-site wetland boundaries. The wetland boundaries currently indicated on the
Plan appear to accurately reflect the on-site wetland areas and can be used for initial planning purposes.
The Plan notes that the wetlands were delineated by King & MacGregor Environmental, Inc. The Plan
indicates an area of wetland along the northern and eastern limits of disturbance of the project as well
as a small pocket of wetland along the southern edge of the subject property (see Figure 1). The Master
Plan (Sheet L1) indicates that there are 6.78 acres of existing wetlands on the site however the individual
wetland areas do not appear to be quantified on the Plan (i.e., square feet or acres) and the 25-foot
wetland setbacks do not appear to be indicated on the Plan. In addition to indicating this information
on the Plan, a wetland boundary determination report shall be provided to the Township, if available.

Wetland Impact Review

The Plan appears to indicate a total proposed wetland impact of 0.33-acre (0.25-acre fill for the development and 0.08-acre fill for road expansion). These areas do not appear to be clearly indicated on the
Plan; however the area of impact appears to be on the east portion of the proposed project site adjacent
to State Road. The Plan appears to propose permanent impact to wetland for the purpose of constructing proposed Retail Building U as well as “Street B” private drive.
As noted above the 25-foot wetland buffers do not appear to be indicated on the Plan. Subsequent site
plan submittals should indicate and label the existing wetland buffers as well as indicate and quantify
the proposed buffer impact areas, both permanent and temporary (if applicable).
With regard to the preservation of 25-foot wetland buffers, the applicant should work in order to
preserve the wetland/watercourse buffers of those features that are to remain. The preservation of a
25-foot buffer area is important to the overall health of the existing wetlands. The existing buffer
serves to filter pollutants and nutrients from storm water before entering the wetlands, as well as provide additional wildlife habitat. Any pesticides, herbicides, or fertilizers used on the proposed development site would likely also ultimately drain to the wetlands. In addition, the applicant should locate
the ultimate outfalls from the stormwater detention basins outside of all existing wetland boundaries,
as well as outside of the 25-foot wetland setback/buffers.
Finally, the Plan indicates that the proposed wetland fill will be permitted through the Michigan Department of Environment, Great Lakes, and Energy (EGLE) with wetland mitigation provided at an
off-site wetland mitigation bank. Further detail does not appear to be provided on the Plan.

Wetland and Watercourse Regulation by EGLE

Wetlands are protected under Part 303 Wetland Protection, of P.A. 451 of 1994, the Natural Resources
and Environmental Protection Act (NREPA, as amended). The Michigan Department of Environment, Great Lakes, and Energy (EGLE, formerly MDEQ) assumes authority over wetlands that are 5
acres or greater in area; contiguous (directly adjacent to) to an inland lake, pond, or stream; within 500
feet of an inland lake, pond, or stream; or within 1,000 feet of a Great Lake, Lake Saint Clair, Saint
Mary’s River, Saint Clair River, or Detroit River.

Mr. Ben Carlisle
April 29, 2020
Page 3 of 10

EGLE may also exert regulatory control over isolated wetlands less than five acres in size: "...if the
department determines that protection of the area is essential to the preservation of the natural resources of the state from pollution, impairment, or destruction and the department has so notified the
owner."
The following activities are prohibited within regulated wetlands without an EGLE permit:
1
2
3
4

The placement of fill material;
Dredging;
Construction within; and/or
The draining of surface water from a wetland.

It is ECT’s opinion that the on-site wetlands that are proposed to be impacted are regulated by EGLE
(as well as by the Township) as they appear to be greater than five (5) acres in size and extend off of
the subject site.
It is the applicant’s responsibility to contact EGLE in order to confirm the regulatory authority and
need for an EGLE Permit with respect to any proposed impacts to the on-site wetlands. The Applicant
should provide a copy of the EGLE Wetland Use Permit application to the Township (and our office)
for review and a copy of the approved permit upon issuance, if applicable. The applicant may also
provide correspondence from EGLE that states that the existing wetlands are not within the
jurisdiction of EGLE or that the proposed Plan will not require a permit from the agency. A Township
Wetland Permit authorizing impacts to wetlands that are regulated by EGLE as well as the Township
cannot be issued prior to receiving this information.

Wetland Regulation by Pittsfield Charter Township

Based on the findings set forth in Section 8-12 of the Township’s Wetland Ordinance, the Township
Board of Trustees declares a goal of no net loss of wetlands within the Township and a long-term goal
of a net gain in wetlands within the Township. These goals are to be accomplished through the use of
all means available to the Township as authorized by applicable local, state and federal laws and regulations, including, but not limited to, the implementation of the regulatory purposes and intent of this
article; the identification and review of degraded or destroyed wetlands in the Township; and the use
of incentives, voluntary agreements, and other forms of cooperation between the Township and landowners to protect and restore wetlands to the greatest extent possible authorized under the law.
Under the authority of Wetland Ordinance, Pittsfield Charter Township regulates all watercourses and
wetlands that are:
1. Contiguous to a lake or pond, or a river or stream, regardless of size;
2. Not contiguous to a lake or pond, or a river or stream; and 2 acres or more in size;
3. Not contiguous to a lake or pond, or a river or stream; and less than 2 acres in size, if the Township
determines that protection of the area is essential to the preservation of the natural resources of
the Township from pollution, impairment, or destruction as provided by this Ordinance.
In making a determination that a wetland is essential to the preservation of the natural resources
of the Township must find that one or more of the following exist at the particular site:
a) The site supports state or federal endangered or threatened plants, fish, or wildlife appearing
on a list specified in Section 36505 of the Michigan Wetlands Protection Act.
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b)
c)
d)
e)

The site represents what is identified as a locally rare or unique ecosystem.
The site supports plants or animals of an identified local importance.
The site provides groundwater recharge documented by a public agency.
The site provides flood and storm control by the hydrologic absorption and storage capacity
of the wetland.
f) The site provides wildlife habitat by providing breeding, nesting, or feeding grounds or cover
for forms of wildlife, waterfowl, including migratory waterfowl, and rare, threatened, or endangered wildlife species.
g) The site provides protection of subsurface water resources and provision of valuable watersheds and recharging groundwater supplies.
h) The site provides pollution treatment by serving as a biological and chemical oxidation basin.
i) The site provides erosion control by serving as a sedimentation area and filtering basin, absorbing silt and organic matter.
j) The site provides sources of nutrients in water food cycles and nursery grounds and sanctuaries for fish.

It is ECT’s opinion that the on-site wetland areas are regulated by the Township as they appear to meet
one or more of the essentiality criteria listed above (e.g., flood and storm control as well as wildlife
habitat). According to the Pittsfield Charter Township Wetland Protection Ordinance, Section 8-17,
the following activities require a permit from the Township:






Deposit or permit the placing of fill material in a wetland.
Dredge, remove, or permit the removal of soil or minerals from a wetland.
Construct, operate, or maintain any use or development in a wetland.
Drain surface water from a wetland.
Mowing, cutting, removing, or causing to be removed or damaged, native vegetation or trees from the
wetland, except for the mowing of a walkable path not to exceed ten (10) feet wide, unless as an
ecological restoration project approved by the Ordinance Enforcement Officer.

In addition to the desire to preserve wetlands, the Township’s goal is to preserve wetland buffers/setbacks. As noted above, the existing 25-foot wetland buffer boundaries shall be indicated on subsequent
site plan submittals. With regard to the preservation of 25-foot wetland buffers, the applicant should
work in order to preserve the wetland/watercourse buffers of those features that are to remain. The
preservation of a 25-foot buffer area is important to the overall health of the existing wetlands. The
Township’s Land Development Standards (Chapter 19 - Protection and Mitigation of Natural Features)
states that:
A permanent buffer strip, vegetated with natural plant species, will be maintained or restored within a setback
of 25 feet from a designated edge or boundary of a wetland area.

Wetland Mitigation Requirements

It should be noted that impacts to Township regulated wetlands require compensatory wetland mitigation, according to the Township Ordinance. The Township wetland ordinance specifically states
that the Township upholds a goal of no net loss of wetlands within the Township and a long-term goal
of a net gain in wetlands within the Township. These goals are to be accomplished through the use of
all means available to the Township as authorized by applicable local, state and federal laws and regulations. These means include, but are not limited to, the implementation of the regulatory purposes
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and intent of this Article; the identification and review of degraded or destroyed wetlands in the Township; and the use of incentives, voluntary agreements, and other forms of cooperation between the
Township and land owners to protect and restore wetlands to the greatest extent possible authorized
under the law. In addition, the loss of wetlands and corresponding loss of benefits to be derived
therefrom constitutes a threat to the public health, safety and general welfare of the Township and the
environment. Preservation of wetlands in an undisturbed and natural condition is necessary to maintain important physical, hydrological, aesthetic, recreational, and economic assets for existing and future residents of the Township.
The Plan currently notes that the proposed wetland fill will be permitted through the Michigan Department of Environment, Great Lakes, and Energy (EGLE) with wetland mitigation provided at an
off-site wetland mitigation bank. Further detail does not appear to be provided on the Plan.
If impact to on-site wetland areas cannot be avoided wetland mitigation shall be required. The Township Ordinance (8-207(k), Mitigation) states, “the township may consider mitigation as a permit condition only after all of the following conditions are met:
i.
ii.
iii.

The wetland impacts are otherwise permissible under subsections 8-200(a), 8-207(h) and 8207(i) of this article;
There is no feasible and prudent alternative to avoid wetland impacts or the loss of wetlands; and
The applicant has used all practical means to minimize impacts to wetlands, including, but
not limited to, the permanent protection of wetlands on the site not directly impacted by the
proposed activity.

An applicant shall provide mitigation to assure, at a minimum that, upon completion, there will be no
net loss of wetlands. The mitigation shall meet the following criteria as determined by the township:
i.
ii.

Mitigation shall be provided on the site of the project where it is practical to mitigate
on-site and where beneficial to the wetland resources.
If subsection 8-207(k)(7)(i) does not apply, then an applicant shall provide mitigation at a site
according to the following, if practical and beneficial to the wetland resources, listed in descending order of preference:
a. On public lands located within the township.
b. On other private property located within the township.
c. On MDEQ approved land bank areas.
d. If all of the above are not practical and beneficial to the wetland resources, then on
other lands located within the same watershed as the location of the proposed project.
For purposes of this section, a watershed refers to a drainage area in which the permitted activity occurs where it may be possible to restore certain wetland functions,
including hydrologic, water quality, and aquatic habitat functions.”

Emergent and scrub-shrub wetlands shall be mitigated at a ratio of 1.5-to-1. Forested wetland areas
shall be mitigated at a ratio of 2.0-to-1.
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Wetland Comments

Please consider the following comments when preparing subsequent site plan submittals. The applicant should address these comments prior to receiving preliminary site plan approval:
1. ECT encourages the applicant to minimize impacts to on-site wetlands and 25-foot wetland setbacks to the greatest extent practicable and attempt to incorporate these existing natural features
into the site plan. Currently, the Plan indicates permanent impact to 0.33-acre of wetland (0.25acre of fill for the development and 0.08-acre of impact for road expansion).
2. The Master Plan (Sheet L1) indicates that there are 6.78 acres of existing wetlands on the site
however the individual wetland areas do not appear to be quantified on the Plan (i.e., square feet
or acres). The existing wetland areas shall be quantified on subsequent site plan submittals.
3. The 25-foot wetland setbacks do not appear to be indicated on the Plan. The existing areas of onsite wetland buffer shall be indicated and quantified (i.e., square feet or acres) on the Plan.
4. All proposed impacts to wetlands and 25-foot wetland setbacks shall be indicated, labeled, and
quantified on the Plan.
5. The Plan notes that the wetlands were delineated by King & MacGregor Environmental, Inc. A
wetland boundary determination report shall be provided to the Township, if available.
6. If the applicant is unable to modify the Plan in order to avoid impacts to on-site wetlands, ECT
recommends that the applicant work towards finding a workable solution to provide the required
wetland mitigation on the project site as directed by the Township’s Wetlands Ordinance.
Construction details associated with any proposed wetland mitigation area should be provided with
subsequent site plan submittals. The plans shall include detailed wetland mitigation information
such as proposed grading and planting details. In addition, the applicant should provide a narrative
description of proposed construction methodology, proposed vegetation and any anticipated
monitoring and/or invasive species treatment measures.
7. It is the applicant’s responsibility to contact EGLE in order to confirm the regulatory authority
and need for an EGLE Permit with respect to any proposed impacts to the on-site wetlands. The
Applicant should provide a copy of the EGLE Wetland Use Permit application to the Township
(and our office) for review and a copy of the approved permit upon issuance, if applicable. The
applicant may also provide correspondence from EGLE that states that the existing wetlands are
not within the jurisdiction of EGLE or that the proposed Plan will not require a permit from the
agency. A Township Wetland Permit authorizing impacts to wetlands that are regulated by EGLE
as well as the Township cannot be issued prior to receiving this information.
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Recommendation

ECT recommends that the applicant address the items noted in the Wetland Comments section of this
letter prior to the approval of the Preliminary Site Plan and issuance of a Township Wetland Permit.
Specifically, the Plan appears to propose a total wetland impact of 0.33-acre for the purpose of constructing the entrance drive as well as Retail Building U. The Plan notes that the applicant will apply
for an EGLE wetland use permit and proposes to provide wetland mitigation at an off-site wetland
mitigation bank. As a result, the Plan does not appear to uphold the goal of no net loss of wetlands
within the Township and a long-term goal of a net gain in wetlands within the Township.
If you have any questions regarding the contents of this letter, please contact us.
Respectfully submitted,
ENVIRONMENTAL CONSULTING & TECHNOLOGY, INC.

Peter Hill, P.E.
Senior Associate Engineer
cc:

Zoe Crowley, UMS Specialist (CrowleyZ@pittsfield-mi.gov)
Allen Hare, UMS (HareA@pittsfield-mi.gov)
Eric Humesky, PE, Township Engineer (engineering@pittsfield-mi-gov)
Belinda Kingsley, Zoning & Code Enforcement Administrator, Pittsfield Charter Township
(KingsleyB@pittsfield-mi.gov)
Sheryl Saliba, Utilities & Municipal Services Administrative Assistant (SalibaS@pittsfieldmi.gov)

Attachments: Figure 1. Wetland Locations (Drainage Area Plan, Sheet C11), Source: giffels webster
Figure 2. Street view Image (Source: Google Earth)
Figure 3. National Wetlands Inventory Map (Source: U.S. Fish & Wildlife Service;
https://www.fws.gov/wetlands/data/google-earth.html)
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Figure 1. Wetland Locations (Drainage Area Plan, source: giffels webster). Approximate project property is shown in red and wetland areas are indicated in green.
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Figure 2. Street view Image (Source: Google Earth). Looking north towards area of wetland indicated
in the northeast portion of the property.
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Figure 3. National Wetland Inventor Map (Source: U.S. Fish & Wildlife Service). The approximate
project limits of disturbance are shown in red and the area of (palustrine) scrub-shrub (i.e., PSS) and
(palustrine) emergent (i.e., PEM) wetlands are shown in different shades of green.

