
 REGULAR MEETING September 17, 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 

4.0 Approval of Prior Minutes 

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      Public Hearings 

6.1       CUP 19-12 Najor Pittsfield 
      Submitted for Conditional Use Approval 

4025 Carpenter Road (L -12-01-354-015), Section 1 

7.0       Old Business 

7.1 CSPA 20-05 Zippy Car Wash 
Submitted for Final Site Plan Approval 
3952 Bestech Drive, (L-12-23-110-002), Section 23 

7.2 CSPA 16-09 Pittsfield Fun Center 
Submitted for Final Site Plan Amendment  
4095 Carpenter Road, (L -12-13-200-019, 020, 021, and 022), Section 13 

8.0       New Business 

8.1       CSPA 19-23 Najor Pittsfield  
Submitted for Preliminary Site Plan Approval  
4811 Carpenter Road (L-12-13-300-011), Section 13 

9.0       Planner’s Report 

10.0 Chairperson’s Report 

11.0 Commissioner’s Report 

12.0 Public Comment II 

13.0 Adjournment 

In compliance with the Governor of Michigan's Executive Order, the Pittsfield Township 
Planning Commission will conduct its August 6, 2020 meeting electronically. Public 
participation at the August 6, 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 Executive Order’s restrictions on in-person governmental functions.  

To participate as a member of the public: 

1−2

6−10

11-61

62-98

99-124



• For videoconferencing go to: 
• https://zoom.us/j/96456331023?pwd=a29HSUgvQWtVWjMwa2ZzeVJKQy9DZz09  
• Passcode: Pittsfield 
• Or iPhone one-tap :  

US: +13017158592,,96456331023#,,,,,,0#,,8511916534#  or 
+13126266799,,96456331023#,,,,,,0#,,8511916534#  

• 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: 964 5633 1023 
• International numbers available: https://zoom.us/u/acU9h0ARYz  
• 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 August 6, 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. 

 

Please Note:  This meeting is being recorded 
 

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. 
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REGULAR MEETING   August 6, 2020           6:30 P.M. 
 

PITTSFIELD TOWNSHIP PLANNING COMMISSION MINUTES 
 
 
Members Present: Stanley Young, Deborah Williams, Roland Kibler, George Ralph, Ann 

Harris, Matthew Payne 
Members Absent: Mike Petraszko   
Others Present: Kristofer Enlow, Chris Zombor, Quinn Kiriluk, David Wilhoit, Greg 

Barbec, Greg Heim, David Hughes, Ghazman Ismail, Peter Hammer 
Christina Lirones, Benjamin Carlisle, Township Planning Consultant, 
Kelli Murphy, Closed Captioner, and Belinda Kingsley, Zoning 
Administrator. 

 
1.0 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 approve the 
agenda as recommended. 
 
MOTION CARRIED          

    
4.0 Approval of Prior Minutes  
 
 4.1  Regular Minutes of July 9, 2020  
  

Motion by Commissioner Williams, supported by Commissioner Kibler, to 
approve the Regular Meeting Minutes of July 9, 2020.  
 

  MOTION CARRIED 
      
5.0 Public Comment I 

 
Peter Hammer, neighbor of KBK, provided his conclusions regarding the Right to Farm 
Act.   
 
Christina Lirones, 151 E. Textile Road, expressed interest in the Purchase of 
Development Rights.  She asked if the purpose of the discussion was to redo the existing 
ordinance.   
 



 

6.0 Public Hearings 
 

6.1    CUP 19-14 Ann Arbor Welding 
      Submitted for Conditional Use Approval 
 4811 Carpenter Road (L-12-13-300-011), Section 13 

 
 

Mr. Carlisle summarized his review.  The applicant is seeking preliminary site plan 
and conditional use approval to expand the existing outdoor storage and parking 
areas. No changes to the existing building or structures are proposed.  Outdoor 
storage areas that contain flammable materials will be fenced and surrounded by 
steel bollards. 

 
Outdoor storage is listed as a conditional use in the General Industrial zoning 
district.  A note on the plan cover sheet states the following with regard to the 
proposed outdoor storage areas: 

 
Outdoor storage which consist of empty cylinders for inventory production, 
temporary shipments, bulk tanks that cannot be stored inside waiting for 
installation projects, residential propane tanks that are empty waiting for 
installation.  All outdoor storage cylinders or tanks are empty and are 
nonflammable.  In addition, there will be freight deliveries of new product cylinders 
that we would temporarily stage in the storage areas. 

 
Chairperson Payne opened the Public Hearing.  
 
Christina Lirones, 151 E. Textile Road, expressed concern regarding spillage. 
 
Chris Zambor, applicant, addressed Ms. Lirones’ concerns.  He informed due to the 
gaseous nature of the product, there is no spillage. 

  
Motion by Commissioner Williams, supported by Commissioner Young, to 
close the Public Hearing for CUP 19-14 & CSPA 19-26 Ann Arbor Welding. 
 
MOTION CARRIED 

 
 
7.0        Old Business 

 
None. 

 
8.0        New Business 

 
8.1            CSPA 19-26 Ann Arbor Welding 

Submitted for Preliminary Site Plan Approval  
 4811 Carpenter Road (L-12-13-300-011), Section 13 

 
Planning Commission discussion was held on: 
 
1) Landscaping 
2) Chain link fence 
3) Gravel parking 



 

4) Past violations 
 
Motion by Commissioner Williams, supported by Commissioner Ralph, to 
postpone action on CUP 19-14 and CSPA 19-26 Ann Arbor Welding, in order 
for the applicant to obtain the necessary variances from the Zoning Board of 
Appeals.  

 
MOTION CARRIED 

 
 

8.2     CSPA 20-07 Kirko on behalf of Wacker   
Submitted for Final 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 state-
of-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.  

 
The area is designated and planned to accommodate the use proposed by Wacker.    

 
  Discussion was held on: 
 

1) Three options for design concept 
2) Landscaping “art feature” 

 
Motion by Commissioner Williams supported by Commissioner Ralph to  
approve the final site plan for CSPA 20-07 Kirko, with the following 
condition: 

  
1)  Update Lighting Plan based on Township Engineer review.  

  
ROLL CALL 

 
YES:            HARRIS, WILLIAMS, YOUNG, KIBLER, RALPH, PAYNE 
NO:              None 



 

ABSENT:   PETRASZKO 
 ABSTAIN:   None 
 

MOTION CARRIED 
 

8.3       CSPA 16-09 Pittsfield Fun Center 
                          Submitted for Final Site Plan Amendment  

4095 Carpenter Road, (L -12-13-200-019, 020, 021, and 022), Section 13 
 
Vanston/O’Brien Inc. is seeking approval of an amendment to the approved final 
site plan for the Pittsfield Fun Center.   Approval to construct the multiple building 
development at 4095 Carpenter Road was approved by the Planning Commission 
on May 4, 2017.  The site is zoned C-2, Regional Commercial.  The site is located 
on Carpenter Road next to Heritage Collision and Frame and Ann Arbor 
Transmissions, across from Rave Cinemas and abuts next to five residential homes.  
This is the second amendment of the approved final site plan.  On July 11, 2019, 
the Planning Commission approved the first amendment to the final site plan.  
Modifications at that time included:  

 
1. The second-floor area has been increased to include the entire second floor 

area, an increase of 26,700 SF from the previous plan.   Previous plan was 
approved at 33,200 sq/ft.  New building is proposed to be 59,800 sq/ft. 

2. The building height has been increased 10’8” to 36’8” in order to 
accommodate new interior clearance requirements. 

3. The building elevations have been revised to reflect the increase in building 
height, certain interior floor plan revisions and expansion features at the 
south elevation.  A color rendering of the building is currently being 
prepared and shall be made available prior to the Planning Commission 
meeting. 

4. Data shown on the cover sheet, C-1, has been revised to reflect the floor 
area increase and parking calculations.  New parking calculations shown 
therein indicate there are 16 excess spaces shown on the new site plan. 

 
In this second amendment to the final site plan, the following revisions are 
proposed: 

 
1. A 10,000 sq/ft. mezzanine between the first and second floors has been 

added increasing the total floor area to 81,142 sq/ft. and the building 
height to 43.5 feet. 

2. Exterior  elevations have been enhanced and upgraded and now include a 
large entry canopy at the main entrance. 

3. The dumpster location on the north side of the building has been relocated 
behind the structure (northeast corner of the building).  A larger concrete 
pad has been added to incorporate a recycling container as well. 

4. The DTE transformer and HVAC units have been relocated to the rear of 
the building. 



 

5. The “right turn” exist drive onto Carpenter Road has been extended 
slightly to accommodate stacking space for additional traffic on the site. 

6. The Phase line between Phases 1 and 2 has been moved west 
approximately 20 feet and the eleven (11) parking spaces in this area are 
not part of Phase 1. 

7. Parking spaces north of the main drive have been rotated 90-degrees with 
access aisleways running north/south.  This revision is to eliminate parked 
cars from backing into the main drive.  Two (2) additional curbed 
landscape islands are now shown in this area. 

8. An underground 1,000-gallon grease interceptor is provided at the north 
side of the building. 

 
Motion by Commissioner Williams, supported by Commissioner Harris,   
to postpone action on the final site plan for CSPA 16-09 Pittsfield Fun 
Center. 

 
MOTION CARRIED 

 
9.0       Planner’s Report 
  

9.1      Purchase of Development Rights 
 
 
 In keeping with our sustainability discussion, one of the items that was previously 
discussed was Purchase of Development Rights. For Planning Commission 
consideration, I have compiled the following descriptions and list of pros and cons of 
a Purchase of Development Rights (PDR) program for your review and consideration.  
A Purchase of Development Rights program, or PDR program, is a voluntary 
program that compensates owners of agricultural property for their willingness to 
accept a permanent deed restriction (through a conservation easement) on their land. 
A PDR program can help preserve and protect land in the community to meet growth 
management goals such as protection of wildlife habitat and farmland preservation. 
PDR programs allow the voluntary purchase of development rights from a private 
landowner to a local government to permanently protect the land through 
conservation easements or other development restrictions recorded in the title. The 
program results in privately held properties that cannot be developed even if sold by 
the current owner.  
Agricultural landowners have the opportunity to realize the economic benefits 
accrued from the development potential of the land, while having the ability to keep 
the land as agricultural.  
This is a significant change from the situation that farmers usually face as being "cash 
poor - land rich" and limited to the option of selling the land for development versus 
owning a very valuable piece of property while realizing none of the financial 
benefits. 
Once an easement is in place, the landowner may still sell their land on the open 
market as farmland. The property remains in private ownership and the Township 
would conduct an annual monitoring visit to ensure the terms of the easement are 
being upheld.  
One of the most challenging aspects of a PDR program is funding. Some PDR 
programs are funded through tax levies but grants, foundations, land trusts, and 
donations can also be leveraged. Landowners may also donate their development 
rights to take advantage to federal and state tax credits.  



 

Impact:  
A PDR program creates the ability for a local government to limit or prevent 
development of land in accord with community growth management and land 
protection goals. Furthermore, landowners are provided financial compensation, an 
important consideration where development pressure is strong.  
Purchasing development rights from landowners and creating development 
restrictions allows local governments to maintain agriculture, open space, and 
sensitive natural features while letting private property owners continue to use the 
land in a limited fashion. The local government, by purchasing development rights, 
can help implement Master Plan objectives as well as limiting infrastructure costs 
(water, sewer, and power lines, roads, etc.) associated with urban sprawl and rural 
development.  
Pros of Purchase of Development Rights Program:  
• Pros for property owner:  
o Participation is completely voluntary.  
o The landowner may receive income tax benefits for donating all or a portion of the 
value of the development rights.  
o Landowner retains ownership of the land and can continue to farm and live on 
property. Landowner can sell, donate or bequeath property to heirs.  
o Cash from the sale of the development rights can be used for reducing debt, 
retirement, improving or expanding farm operations, buying additional farmland, or 
any purpose the individual wishes.  
o Farmland is now more affordable for younger farmers and may help ease the 
transfer of the property.  
o Landowner can still borrow against the reduced equity in their land.  
 
• Permanent preservation of farmland and environmentally sensitive properties  
• Properties remain under private-ownership, not Township-owned  
 
Cons of Purchase of Development Rights Program:  
• Funding – primarily funded by the local government  
• May lower the property’s market value  
• The program is voluntary  
• Can be administratively complex 
 
Transfer of Development Rights  
One item that was discussed at a previous meeting was the use of Transfer of 
Development Rights (TDR). As of now, TDR is not permitted in Michigan. Michigan 
Representative Patricia Birkholz has introduced legislation in the Michigan House of 
Representatives to authorize TDRs in Michigan, but to date, that legislation has gone 
nowhere. 
 

 
 
10.0 Chairperson’s Report 
  
 None. 
 
11.0 Commissioner’s Report 
 
 None. 
 
12.0 Public Comment II 



 

  
 Christina Lirones, 151 E. Textile Road, mentioned that the Braun Farm on Bemis Road is 

a good example of PDR.  She expressed concern regarding scoring the properties.   
  
13.0 Adjournment 
 

Motion by Commissioner Williams, seconded by Commissioner Harris, to adjourn 
the meeting. 
 
Chairperson Payne adjourned the meeting at 8:16 pm.  
 
 

 
Deborah Williams, Secretary      September 17, 2020 

 
 
 
 
 
 

 
Please Note:  This meeting is being recorded  

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. 

mailto:clerk@pittsfield-mi.gov
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Symbol Label Quantity Manufacturer Catalog Number Description Lamp Number 
Lamps Filename Lumens Per 

Lamp
Light Loss 

Factor Wattage

P1
1 Lithonia Lighting DSX1 LED 60C 1000 40K 

T3M MVOLT HS MA
DSX1 LED WITH (2) 30 LED LIGHT 
ENGINES, TYPE T3M OPTIC, 4000K, 
@ 1000mA WITH HOUSE SIDE 
SHIELD, FOR MAST ARM MOUNTING

LED 1 DSX1_LED_60C_10
00_40K_T3M_MVOL
T_HS_MA.ies

14517 0.95 208.96

P2
2 Lithonia Lighting DSX1 LED 60C 1000 40K 

TFTM MVOLT HS MA
DSX1 LED WITH (2) 30 LED LIGHT 
ENGINES, RIGHT ROTATED TYPE 
TFTM OPTIC, 4000K, @ 1000mA 
WITH HOUSE SIDE SHIELD, FOR 
MAST ARM MOUNTING

LED 1 DSX1_LED_60C_10
00_40K_TFTM_MVO
LT_HS_MA.ies

13242 0.95 208.96

P3
1 Lithonia Lighting DSX1 LED 60C 1000 40K 

TFTM MVOLT HS MA
DSX1 LED WITH (2) 30 LED LIGHT 
ENGINES, RIGHT ROTATED TYPE 
TFTM OPTIC, 4000K, @ 1000mA 
WITH HOUSE SIDE SHIELD, FOR 
MAST ARM MOUNTING

LED 1 DSX1_LED_60C_10
00_40K_TFTM_MVO
LT_HS_MA.ies

13242 0.95 417.92

P4
8 Lithonia Lighting DSXW1 LED 10C 700 40K 

T3M MVOLT HS
DSXW1 LED WITH (1) 10 LED LIGHT 
ENGINES, TYPE T3M OPTIC, 4000K, 
@ 700mA WITH HOUSE-SIDE 
SHIELDS.

LED 1 DSXW1_LED_10C_7
00_40K_T3M_MVOL
T_HS.ies

2209 0.95 26.2

(20' HEIGHT)

(20' HEIGHT)

(20' HEIGHT)

(8' HEIGHT)
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 Date: November 20, 2019  
 Re: December 4, 2019 
  September 8, 2020 
 

Conditional Use, and Preliminary Site Plan Review 
For 

Pittsfield Township, Michigan 
 
GENERAL INFORMATION 

 
File No.:  CSPA 19-23 and CUP 19-12 
  
Applicant: Brian Najor  
  
Plan Date: July 20, 2020 
  
Location: 4025 Packard / Northeast corner Packard and Carpenter 

intersection 
  
Zoning: Carpenter Road Form Based District   
  
Action Requested: Conditional Use Approval and Preliminary Site Plan Approval 
 
SUMMARY 

 
The applicant is seeking preliminary site plan and conditional use approval to redevelop the 1-
acre parcel at northeast corner of Packard and Carpenter.  The applicant proposes to demolish 
the dilapidated gas station and develop a multi-tenant structure with a drive-through on the 
subject property.   The proposed 6,932 sq/ft building is intended for multiple tenants, which 
includes one drive-through use.  
 
This submittal demonstrates a substantial change from the original application which proposed 
an expansion of the existing retail structure to the north.  Because the applicant is not 
physically connecting to and expanding the existing retail structure to the north, the proposed 
building does not meet the form-based district requirements and would require significant 
variances that would undermine the intent of the form-based district.   
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The previous plan allowed for the expansion that was approved because by physically 
connecting the building, the applicant was expanding a non-conforming structure but making 
such structure more conforming.  As proposed in this revised submittal, the structure does not 
meet the intent or design standards of the Carpenter Road Form Based district. 
 
Sites in form based districts are regulated by site types (A-D) and street types (Urban, 
Suburban, or Neighborhood).   A general rule of thumb is that larger sites on more heavily 
traveled corridors permit greater intensity of use and building size.  Site Type D permits the 
most intensity and Site Type A permits the least.  Likewise, Urban Streets permit the most 
intensity and Neighborhood Streets the least.   Each site within a form-based district was 
carefully and individually classified by street type and site type based on upon existing site 
conditions and context of surrounding properties.   
 
The site is zoned Site Type A-Street Type Suburban Street, within the Carpenter Road Form 
Based District.  Drive-through uses are considered a conditional use in the form-based districts. 
 
The site is difficult to develop as it is encumbered by a large county drain easement along 
Carpenter Road, and limited access due to medians within Carpenter Road and Packard Road.  
The demolition of the former gas station facility and revised development layout of the site not 
having a connection to the existing non-conforming retail center to the north no longer creates 
a more conforming situation than exists currently.  While, we were supportive of the previous 
request due to the expansion of the existing retail center, that is no longer part of the proposed 
site improvements.  
 
The master plan for this area is Mixed Use I.  Within the Mixed Use I land use category, 
buildings should be located close to the street to create a walkable, pedestrian-friendly 
environment. A 0-foot of setback may be appropriate for a portion of, or an entire building 
frontage. Buildings should be located close together, separated by alleyways, public streets, 
and public open spaces.  Specifically, drive-through areas are not appropriate in the mixed-use 
areas unless they are designed at the human scale having strong relationship between the 
building and the street.   
 
In order to implement the vision of the master plan, the form-based district requires that 
buildings be placed at the street with parking in the side or rear.  The redevelopment of the gas 
station site does not demonstrate compliance with the building and parking placement 
requirements for Building Form A. Specifically, the 10-foot required building line is not met.  
Seventy-five percent (75%) of the building façade must meet the required building line, while 
up to 20% of the facade can be setback to allow for architectural consideration.  As proposed, 
the building is setback 103.32 feet from Carpenter Road and 57.87 feet from Packard Road, and 
80-feet from Crystal.   
 
We understand both the applicants and communities’ desire to remove the existing building 
from the site.  That said, the applicant can demolish the building at any time regardless of site 
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plan approval, and the review of this plan should be independent of the existing condition of 
the site.   
 
It appears that the largest driver of the layout is the applicant’s desire for a drive-through use.  
We understand that due to aforementioned reasons, complying with all build-to-line 
requirements may be difficult; however, the site plan doesn’t meet any of them.  We have 
attempted to work with the applicant to provide solutions to the site layout to meet the intent 
of the master plan and zoning ordinance by pulling the building up to at least one street 
frontage.    However, to date, the site plan has not changed based on our numerous comments.   
We note that there have been two other buildings constructed along the Carpenter Road 
corridor that have drive-throughs and meet the build-to-line requirements.     
 
As submitted the submitted project requires six variances:   

1. Build-to-line variance from Packard Road 
2. Build-to-line variance from Carpenter Road 
3. Build-to-line variance from Crystal Drive 
4. Parking between building and roadway on Packard Road 
5. Parking between building and roadway on Carpenter Road 
6. Parking between building and roadway on Crystal Road 

 
The applicant is seeking the following approvals:  

1. Conditional Use approval for drive-through 
2. Preliminary Site Plan  

 
While the Zoning Board of Appeals is charged with reviewing variances, the Planning 
Commission should be aware that permitting the development of this site by granting six (6) 
variances could create a precedent that reduces the validity of the form-based district 
specifically to Carpenter Road, but perhaps to other form-based district requirements in the 
area.   
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ADJACENT ZONING AND LAND USE 

  
 ZONING LAND USE 
North Carpenter Road Form Base  Commercial – Retail    
South Carpenter Road Form Base Commercial – Various uses  
East R-1B, Single-Family Residential Oak Park Subdivision 
West Carpenter Road Form Base  Commercial – Various uses  

 
Items to be Addressed:  Combine the subject parcels. 
 
 
 

Existing Gas Station 

Existing Retail Center 
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MASTER PLAN  
 
The Future Land Use Plan designates the parcels and the surrounding area to the north, south, 
and west as Mixed-use.  There are areas within the Township in which the Master Plan 
places greater emphasis on regulating urban form, character of development, and intensity 
of use. The Township encourages development with a mix of uses along these major transit 
corridors. Carpenter Road is one of these corridors.    
 
The primary intent of the form-based district is to ensure that development is of human 
scale, primarily pedestrian-oriented, and designed to create attractive streetscapes and 
pedestrian spaces. Façades should be designed to provide a strong relationship with the 
sidewalk and street. Windows and doors should incorporate design features such as projecting 
eaves and overhangs, porches or awnings, and other architectural elements that create a 
human scale and break up the mass. Street level facades shall include visual features and 
design details that enrich the pedestrian experience. This is accomplished in ensuring 
proper scale and placement of the buildings, but also through building design and 
material use.  
 
Mixed Use I intended to accommodate mixed-use buildings and land uses providing for higher 
density residential, business centers, retail, arts and cultural centers, and services, or a mix 
therein, that are easily accessible through multiple modes of transportation. This area may 
also provide shopping and recreational destinations. These areas are to be designed at a 
human scale and must support accessibility. 
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These areas will exhibit an urban feel with a mix of uses that provide opportunities for use of 
the area through a 24-hour day. Each area will be developed in a contextually relevant manner.  
 
This use category is planned for areas along established corridors and major intersections or 
nodes that are primarily already developed or could serve existing or planned residential areas. 
These areas have existing infrastructure necessary to support higher densities and more intense 
uses of land or are located where infrastructure could easily and logically be enhanced or 
expanded to support such land use.  
 
The commercial and service uses should support the adjacent residential and business uses. 
Automotive-oriented uses such as gas stations, auto repair, or drive-through facilities are not 
appropriate in the mixed-use areas unless they are designed at the human scale. These uses 
must be contextually appropriate to the character and general use in the surrounding area.  
 
While the development is repurposing the site to a viable use, the revisions to the site no 
longer create a more conforming site and use than the existing gas station. As such, the 

SITE 
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revisions made to the development in this revised site plan submittal no longer meet the intent 
of the Master Plan. 
 
Items to be Addressed:  As revised, the site plan does not meet the intent of the Mixed Use I 
future land use category. 
 
NATURAL RESOURCES 
 
The site has been graded and developed for a gas station.  There are no existing natural 
resources on the site.  
 
Items to be Addressed:  None 
 
AREA, HEIGHT, SETBACKS 
 

 
 
 
 

Table 5.03.D.1.a  Required / Allowed  Provided Compliance 
Front (Carpenter) 10-foot build-to-line 103 feet Does not Comply  

Front (Packard) 10-foot build-to-line 57 feet Does not Comply  

Front (Crystal)  10-foot build-to-line 80-feet Does not Comply  

Side  0-feet minimum 0-feet Complies 

Impervious surface 80% maximum 73% Complies  

Landscape Area 20 percent Over 20% Complies  

Building Height 1-story minimum, 14- 
feet 

1-story, 23-feet Complies 

Parking   Carpenter Road, 
Packard Road, Crystal  
Not located in front 
yard and screened 

Spaces provided 
adjacent to the 

structure and in the  
side yard.  No 

screening proposed.  

Does not Comply   
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The form-based district requires that buildings be placed at the street with parking in the side 
or rear.  The redevelopment of the gas station site does not demonstrate compliance with the 
building and parking placement requirements for Building Form A.  
 
Specifically, the 10-foot required building line is not met.  Seventy-five percent (75%) of the 
building façade must meet the required building line, while up to 20% of the facade can be 
setback to allow for architectural consideration.  As proposed, the building is setback 103.32 
feet from Carpenter Road, 57.87 feet from Packard Road, and 80-feet from Crystal Drive.  
 
Development along Carpenter Road under form-based requirements and principles has been 
achieved without any need for variances including the development of the DFCU, Aldi, and U of 
M Credit Union (also a corner lot).  Permitting the development of this site by six (6) variances 
could create a precedent that reduces the validity of the form-based district specifically to 
Carpenter Road, but perhaps other form-based district requirements in the area.   
 
Items to be Addressed:  Reconfigure the building layout to meet the 10-foot required building 
line from Packard and Carpenter Roads or obtain variances from the Zoning Board of Appeals. 
 
PARKING   

 
Section 12.05 of the Zoning Ordinance requires:  
 
 Required Provided Compliance 
Retail  
1 space for each 250 square 
feet of gross floor area  

Existing: 
Proposed: 4,400 
SF / 250 = 19 

43 Complies 

Fast Food Restaurant 
1 space for each 70 square 
feet of net floor area 

1,808 SF (80% of 
floor area 
shown) / 70 = 
26 spaces 

    
Barrier Free Accessible  2 spaces 2 spaces  Complies   
Bicycle Parking 2 spaces 6 spaces Complies 
Loading 1 space 2 spaces Complies 
Drive-through stacking 10 stacking 

spaces 
12 stacking spaces Complies 

 
Section 12.05.K.1. requires 90-degree parking spaces to be dimensioned at 9.5 feet in width and 
20 feet in length.  Six (6) bicycle parking spaces are provided.  We count 41 spaces on the 
subject site with additional adjacent parking on the site to the north. 
 
One loading space is required for the entire development.  Two (2) loading areas are provided 
on the site behind the proposed structure.   Delivery truck maneuverability seems extremely 
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limited.  Turning radii is provided on Sheet 19 and depicts fire, semi and box truck turning radii.  
We note however, the loading areas and dumpster are located at the rear of the structure and 
no turning movements are demonstrated adjacent to either.  The circulation plan demonstrates 
all truck movements along the west and south sides of the structure.  There is a note on the site 
plan (Sheet 6) stating loading/unloading shall occur during non-business hours. 
 
Twelve (12) drive-through stacking spaces are provided in a manner that will not impede 
parking or passenger vehicle maneuverability through the site. 
 
Items to be Addressed:  Provide turning radii to designated loading/unloading areas and 
dumpster.  
 
SITE ACCESS, CIRCULATION, and TRAFFIC 

 
Currently the gas station site on the corner has four (4) access points – two (2) on Carpenter 
and two (2) on Packard.  Reconfiguration of the site for the building addition with a drive-
through will eliminate three (3) of the existing gas station access drives (both Carpenter Road 
and the western drive on Packard, closest to the intersection).  An additional drive on Carpenter 
is proposed north approximately 500 feet from the intersection.  Eliminating and consolidating 
curb-cuts is a traffic management best practice.   
 
Site circulation appears generally adequate; however, we question the feasibility of vehicle 
movements around the rear of the proposed building addition, and maneuverability of garbage 
collection at the proposed dumpster location.  Especially with trucks unloading, and cars trying 
to park in those spaces behind the building.   
 
Turning radii for emergency vehicles is provided on Sheet 12. Turning radii for delivery and 
garbage trucks will also need to be provided demonstrating adequate maneuverability 
throughout the site can be accomplished. 
 
We defer to the Township Fire Marshall regarding internal circulation.   
 
Items to be Addressed:  Provide turning radii to designated loading/unloading areas and 
dumpster 
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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 have reviewed the preliminary plan and found the 
following deficiencies: 
 
Greenbelt:  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. 
 
Screening along Crystal Drive:  The applicant has provided the required street trees along 
Crystal Drive.  In addition, new evergreen plantings are proposed along Crystal drive on the site 
and to the north of the site on the existing retail center property to further screen the existing 
commercial uses from the residential neighborhood on Crystal Drive. 
 
Trash Enclosure Screening:  The applicant has not shown the proposed screening of the trash 
enclosure.  
 
Equipment Screening: The applicant has not shown the proposed screening of at-grade or roof 
top equipment.  
 
A detailed landscape plan will be reviewed as part of the final site plan application.    
 
Items to be Addressed:  1). Provide a greenbelt berm or provide alternative; 2). Provide 
dumpster enclosure detail; and 3). Provide the location and screening of any roof-mounted 
equipment.  
 
FLOOR PLANS AND ELEVATIONS   

                                                  
The applicant has provided elevations and floor plans of the building addition and updates to 
the existing structure.  Exterior materials for the building addition include brick, CMU, pre-
finished metal, and fiber cement panels.   

Items to be Addressed:  None. 
 
PHOTOMETRICS   

                                                  
The applicant has submitted a photometric plan (Sheet 20).   The photometric plan will be 
reviewed by the Township Engineer as part of the final site plan submittal.  
 
Items to be Addressed:  Review of photometric plan by Township Engineer during final site plan 
review.   
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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 FB, Form-Based Mixed-Use Carpenter 
Road to the north, south and west.  Properties immediately to the east of the site are 
zoned R-1B, Single-Family Residential across Crystal Drive.  Compatibility with adjacent 
properties across Crystal Drive can be accommodated with appropriate screening.  The 
redevelopment of the former gas station site will be a substantial improvement to the 
area.  However, without the connection to the existing retail center to the north, the 
improvements are no longer considered more conforming. 
 

2. Compatibility with the Master Plan.  
 
The master plan for this area is Mixed Use I.  Within the Mixed Use I land use category, 
buildings should be located close to the street to create a walkable, pedestrian-friendly 
environment. A 0-foot of setback may be appropriate for a portion of, or an entire 
building frontage. Buildings should be located close together, separated by alleyways, 
public streets, and public open spaces.  Specifically, drive-through areas are not 
appropriate in the mixed-use areas unless they are designed at the human scale having 
strong relationship between the building and the street.   
 
The primary intent of the form-based district is to ensure that development is of 
human scale, primarily pedestrian-oriented, and designed to create attractive 
streetscapes and pedestrian spaces. Façades should be designed to provide a strong 
relationship with the sidewalk and street. Windows and doors should incorporate design 
features such as projecting eaves and overhangs, porches or awnings, and other 
architectural elements that create a human scale and break up the mass. Street level 
facades shall include visual features and design details that enrich the pedestrian 
experience. This is accomplished in ensuring proper scale and placement of the 
buildings, but also through building design and material use.  
 
While the development is repurposing the site to a viable use, the revisions to the site no 
longer create a more conforming site and use than the existing gas station. As such, the 
revisions made to the development in this revised site plan submittal no longer meet the 
intent of the Master Plan. 
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3. Traffic Impact.  

 
The site fronts both Carpenter and Packard roads.  Currently the gas station site on the 
corner has four (4) access points – two (2) on Carpenter and two (2) on Packard.  
Reconfiguration of the site for the multiple tenant building with drive-through will 
eliminate three (3) of the existing gas station access drives (both Carpenter Road and the 
western drive on Packard, closest to the intersection).  An additional drive on Carpenter 
is proposed north approximately 500 feet from the intersection.  This reconfiguration of 
the site’s access will be a significant improvement to the existing conditions of the 
intersection.   

 
4. Impact on Public Services. 

  
The repurposing of the site for a multiple tenant structure with drive-through shall not 
impact existing public facilities and services.  
 

5. Compliance with Zoning Ordinance Standards.  
 
As noted in the previous sections, the revised submittal does not include expansion of the 
existing retail structure, and the proposed multiple tenant structure with drive-through 
does not meet the building placement standards of the Carpenter Road Form Based 
District. 
 
While the Zoning Board of Appeals is charged with reviewing variances, the Planning 
Commission should be aware that permitting the development of this site by granting six 
(6) variances could create a precedent that reduces the validity of the form-based district 
specifically to Carpenter Road, but perhaps to other form-based district requirements in 
the area.   

 
6. Impact on the Overall Environment. 

 
The development on this site will provide for redevelopment of an underutilized parcel 
on a prominent intersection in the Township.  Additionally, the development will allow 
for elimination of three (3) existing driveways and relocation of another at the Carpenter 
and Packard Roads intersection.   
 

7. Conditional Use Approval Specific Requirements.  
 
Drive-through facilities must meet the specific use requirements outlined in Section 
11.25.  We note the proposed dimensions of stacking spaces are 10 feet by 20 feet.  The 
ordinance requires a stacking lane width of 12 feet.  Additionally, 10 stacking spaces are 
required, and 12 are proposed. 
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We find that the application does not meet the Conditional Use standards.  
 
Items to be Addressed: Address site plan issues as noted. 
 
RECOMMENDATION  

 
We find that the repurposing of this site to a viable use is in the best interest of the Township.  
However, based on the modifications made to the site plan, we are unable to recommend 
approval. Specifically, the proposed multiple tenant structure with drive-through does not meet 
the intent of the Mixed Use I future land use category and does not comply with the 
Conditional Use standards.  Further, drive-through areas are not appropriate in the mixed-use 
areas unless they are designed at the human scale having strong relationship between the 
building and the street. 
 
We understand both the applicants’ and communities’ desire to remove the existing building 
from the site.  That said, the applicant can demolish the building at any time regardless of site 
plan approval, and the review of this plan should be independent of the existing condition of 
the site.   
 
It appears that the largest driver of the layout is the applicant’s desire for a drive-through use.  
We understand that due to aforementioned reasons complying with all build-to-line 
requirements may be difficult; however, the site plan doesn’t meet any of them.  We have 
attempted to work with the applicant to provide solutions to the site layout to meet the intent 
of the master plan and zoning ordinance by pulling the building up to at least one street 
frontage.    However, to date, the site plan has not changed based on our numerous comments.   
We note that there have been two other buildings constructed along the Carpenter Road 
corridor that have drive-throughs and meet the build-to-line requirements.     
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codeenforcement@pittsfield-mi.gov 
 

 

 

 
MEMORANDUM 

 
TO:  Pittsfield Township Planning Commission 
 
FROM: Eric Humesky, P.E. 
  Township Engineer  
 
DATE:  August 27, 2020 
 
SUBJECT: Najor Pittsfield 
  C.S.P.A. #19-23 
  Preliminary Site Plan Review 
 
We have reviewed the July 20, 2020, 27-sheet submittal of the above preliminary plan that was received on 
August 5, 2020 and comment as follows: 

1. Because this site is an existing gas station, all pertinent environmental cleanup approval 
documents (closure plan, underground storage tank removal documents, soil test reports, Phase 1, 
Phase 2, etc.) shall be submitted for review.  

2. Access and Circulation Requirements: 

a. Commercial sites shall provide access for the WB-50 design semi-truck. The turning 
template on Sheet 19 shall show the WB-50 utilizing the loading spaces.  

3. Required Information Concerning Utilities, Drainage, and Related Issues: 

a. The location of all existing sanitary sewer and water main shall be shown on the plan. Per 
the Township GIS, there is existing sanitary sewer along Carpenter Road that ends in front 
of the 2835 Carpenter Road property with a building lead, and there is an existing hydrant 
and water main that extend from Crystal Drive to the 2835 Carpenter Road building.  

4. Sheet 2, Topographic Survey: 

a. The Oak Park Washtenaw Heights Drainage Easement shall be shown along Crystal Drive 
at the northeast corner of the site. The drain easement shall be shown on all applicable 
sheets.  

5. Sheet 6, Site Plan: 

http://www.pittsfield-mi.gov/
mailto:utilities@pittsfield-mi.gov
mailto:utilities@pittsfield-mi.gov
mailto:planning@pittsfield-mi.gov
mailto:engineering@pittsfield-mi.gov
mailto:codeenforcement@pittsfield-mi.gov
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a. Interconnectivity should be explored to connect the sidewalk along Packard Road to the 
sidewalk at the proposed buildings.  

6. Sheet 7, Grading Plan: 

a. Proposed contours shall be shown within the parking areas.  

b. The sidewalk proposed along the south property line should be relocated so that the 
sanitary and water structures (including hydrant valve boxes) are not located within the 
proposed pavement.  

c. The existing water main valve on the water main along Packard Road, located west of the 
proposed driveway, shall be shown on the plan. 

7. Sheet 8, Utility Plan: 

a. The Applicant shall confirm if the overhead utilities are allowed to remain within 12 feet 
of the proposed building.  

8. Sheet 9, Stormwater Management Plan: 

a. It should be confirmed that there are no issues in proposed underground stormwater 
detention where gas pumps are currently located.  

9. Sheet 11, WCWRC Calculations: 

a. Worksheet 13 should be recalculated to accurately reflect the information in the previous 
worksheets. For example, the Net Required Detention Volume does not correlate with the 
Total Required Detention Volume, including penalty, result.  

10. Sheets 12-15, Utility Profiles: 

a. The submitted profiles will be reviewed during the detailed engineering review.  

11. Sheet 16, Details: 

a. Parking bumper blocks are not permitted and should not be proposed. 

12. Sheet 20, Photometric Plan: 

a. The submitted photometric plans and details will be reviewed during final site plan 
review.  

13. Sheet 22, Landscape Plan: 

a. The propose contours shall be shown on the plan. 
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b. At least 10 feet of horizontal separation shall be provided between trees and the utilities 
(water main, sanitary sewer, and storm sewer), at least 7 trees shall be relocated from the 
utilities. At least 5 feet of horizontal separation should be provided between trees and 
franchise utilities (electric, cable, telephone, etc.).  

14. All walkways must be ADA compliant. 

15. WCRC and WCWRC 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. 

16. The WCWRC reviewed and did not approve the plan in correspondence dated February 12, 2020.  

17. The WCRC reviewed the plan and did not approve the access to Packard Road in correspondence 
dated March 4, 2020. The WCRC has approved the Traffic Impact Study but further reinforced 
that they are not in favor of permitting a commercial driveway onto Packard Road in 
correspondence dated July 21, 2020.  The applicant has submitted a waiver request to allow 
construction of a driveway onto Packard Road in correspondence dated August 20, 2020. 

18. 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.   

19. With each re-submittal, the preparer shall provide a written summary of revisions made to the 
plans. 



Pittsfield Charter Township Michelle L. Anzaldi

Township Clerk
Clerk' s Office manzaldi@pittsfield- mi.gov

PA Pot 6201 West Michigan Avenue, Ann Arbor, MI 48108 Lyn Sebestyen

0 Phone:( 734) 822- 3120• Fax( 734) 944- 8024 Deputy Clerk
Website: www.pittsfield-mi.gov sebestyenl@pittsfield- mi. gov

0)
WNS

August 31, 2020

Sparrow Wood Apartments, LLC

2864 Carpenter Road

Suite 300

Ann Arbor, MI 48108

RE: CUP 19- 12 — Najor Pittsfield

Dear Property Manager,

Enclosed is a copy of a Pittsfield Charter Township Public Hearing Notice for CUP 19- 12—
Najor Pittsfield. This notice is being sent to you because a portion of Sparrow Wood Apartments
property lies within 500 feet of the applicant' s property.

We request that the enclosed public hearing notice for CUP 19- 12 be posted at the primary
entrance of any structure containing more than 4 dwelling units.

Should you have any questions, please contact the Pittsfield Charter Township Clerk' s Office at
734) 822- 3120.

Thank you in advance for your cooperation.

Sincerely,

Rita Lee

Administrative Assistant

Pittsfield Charter Township

Enclosure



PITTSFIELD CHARTER TOWNSHIP

PUBLIC HEARING NOTICE

CUP# 19- 12

NAJOR PITTSFIELD

NOTICE IS HEREBY GIVEN THAT an electronic meeting of the Pittsfield Township Planning
Commission will be held on Thursday, September 17, 2020 at 6: 30 p. m.

At this meeting, the Planning Commission will hold a Public Hearing, to consider the application of 4025
Packard, LLC, for a Conditional Use Permit under the provision of Article 10 of the Pittsfield Charter Township
Zoning Ordinance; to allow a drive- through at 4025 Packard, Ypsilanti, MI 48197, tax parcel L- 12- 01- 354- 015, in
Section 1, Pittsfield Charter Township Washtenaw County, Michigan.

In compliance with the Governor of Michigan' s Executive Order, the Pittsfield Township Planning Commission
will conduct its September 17, 2020 meeting electronically. Public participation at the September 17, 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 Executive Order' s restrictions on in- person
governmental functions.

To participate as a member of the public:

https:// zoom.us/j/96456331023?pwd=a29HSUgvQWtVWjMwa2ZzeVJKQy9DZz09
Passcode: Pittsfield

Or iPhone one- tap :
US: + 13017158592„ 96456331023#,,,,,, 0#„ 8511916534# or

13126266799„ 96456331023#,,,,,, 0#„ 8511916534#

Dial:

US: + 1 301 715 8592 or+ 1312 626 6799 or+ 1929 205 6099 or+ 1253 215 8782 or+ 1346 248

7799 or+ 1669 900 6833 or 888 475 4499 ( Toll Free) or 877 853 5257 ( Toll Free)

Webinar ID: 964 5633 1023

International numbers available: https:// zoom.us/u/ acU9hOARYz

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 September 17, 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

Pittsfield Charter Township
734) 822- 3120

Date of Publication: August 30, 2020
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SCALE:  1" = 20'-0"

EXISTING CONDITIONS PLAN
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LANDSCAPE PLAN
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Statistics

Description Symbol Avg Max Min Max/Min Avg/Min

Calc Zone #1 0.8 fc 4.8 fc 0.0 fc N/A N/A
PROPERTY LINE 0.2 fc 0.5 fc 0.0 fc N/A N/A
Stat Zone # 1 1.5 fc 4.5 fc 0.5 fc 9.0:1 3.0:1

Schedule

Symbol Label Quantity Manufacturer Catalog Number Description Lamp Number 
Lamps Filename Lumens Per 

Lamp
Light Loss 

Factor Wattage

5 Lithonia Lighting DSX0 LED P4 40K T5W 
MVOLT

DSX0 LED P4 40K T5W MVOLT LED 1 DSX0_LED_P4_40K_
T5W_MVOLT.ies

10889 0.82 92

4 Lithonia Lighting DSXW1 LED 20C 1000 40K 
T4M MVOLT

DSXW1 LED WITH (2) 10 LED LIGHT 
ENGINES, TYPE T4M OPTIC, 4000K, 
@ 1000mA.

LED 1 DSXW1_LED_20C_1
000_40K_T4M_MVO
LT.ies

7420 0.82 73.2

10 Lithonia Lighting 6BPMW HL LED 6" 3000K CCT, 950 Lumens 120v 
Matte White LED Module, 80CRI

3000K LED 1 6BPMW_HL_LED.ies 944 0.82 15.26

1 Lithonia Lighting DSX0 LED P4 40K T5W 
MVOLT

DSX0 LED P4 40K T5W MVOLT LED 1 DSX0_LED_P4_40K_
T5W_MVOLT.ies

10889 0.82 184

Luminaire Locations

No. Label X Y Z

Location

MH Orientation Tilt X Y

Aim

Z

1 A 195.90 99.43 20.00 20.00 0.00 0.00 195.90 100.51 0.00
2 A 169.78 241.12 20.00 20.00 0.00 0.00 169.78 242.20 0.00
3 A 47.97 238.56 20.00 20.00 331.25 0.00 47.45 239.51 0.00
4 A 46.42 95.75 20.00 20.00 0.24 0.00 46.43 96.83 0.00
5 A 226.61 147.40 20.00 20.00 268.08 0.00 225.53 147.36 0.00
1 B 200.46 206.52 14.00 14.00 90.00 0.00 200.58 206.52 0.00
2 B 50.38 201.59 14.00 14.00 270.00 0.00 50.26 201.59 0.00
3 B 115.45 214.78 20.00 20.00 0.00 0.00 115.45 214.90 0.00
4 B 135.35 215.15 20.00 20.00 0.00 0.00 135.35 215.27 0.00
1 C 180.66 216.01 12.00 12.00 0.00 0.00 180.66 216.01 0.00
2 C 160.03 215.40 12.00 12.00 0.00 0.00 160.03 215.40 0.00
3 C 69.41 213.06 12.00 12.00 0.00 0.00 69.41 213.06 0.00
4 C 90.04 213.56 12.00 12.00 0.00 0.00 90.04 213.56 0.00
5 C 70.39 179.05 12.00 12.00 0.00 0.00 70.39 179.05 0.00
6 C 91.14 179.79 12.00 12.00 0.00 0.00 91.14 179.79 0.00
7 C 112.88 180.40 12.00 12.00 0.00 0.00 112.88 180.40 0.00
8 C 140.87 181.26 12.00 12.00 0.00 0.00 140.87 181.26 0.00
9 C 162.48 181.75 12.00 12.00 0.00 0.00 162.48 181.75 0.00

10 C 183.11 182.24 12.00 12.00 0.00 0.00 183.11 182.24 0.00
1 D 95.87 137.49 20.00 20.00 90.00 0.00

E
4 Lithonia Lighting ELA Q L0304 ELM2 LED REMOTE LAMP HEAD

EMERGENCY EXIT LIGHT
ONE 1.5 WATT LED ASSEMBLY 1 ELA_Q_L0304.ies 80 0.82 0

1 E 51.00 191.00 8.00 8.00 270.00 0.00 0.00
2 E 150.00 182.00 8.00 8.00 180.00 0.00 0.00
3 E 177.00 182.00 8.00 8.00 180.00 0.00 0.00
4 E 201.00 196.00 8.00 8.00 90.00 0.00 0.00

95.87 137.49
51.00 191.00
150.00 182.00
177.00 182.00
201.00 196.00

0.00

NOTE:
All outdoor light fixtures, existing or hereafter, installed and maintained upon
private property, shall be turned off or reduced in lighting intensity between
11:00 PM and sunrise. Lighting shall be controlled by time clock.

RECESSED SOFFIT LIGHT

\
\
F
IL
E
S
E
R
V
E
R
1
\
D
e
si
g
n
D
e
p
t\
P
R
O
JE
C
T 
F
IL
E
S
\
Z
ip
p
y-

4
\
A
U
TO
C
A
D
\
S
IT
E
\
C
P
\
C
-
6
.d
w
g
, 
7
/
2
4
/
2
0
2
0
 
4
:1
4
:2
8
 
P
M



TURNING TEMPLATE SHOWN THIS SHEET

LEGEND

SCALE:  1" = 20'-0"

CIRCULATION PLAN
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SCALE:  1" = 20'-0"

FIRE PROTECTION PLAN
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LEGEND
SCALE:  1" = 20'-0"

DRAINAGE PLAN
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ONSITE DRAINAGE
AREA = 0.82 AC.

C=0.79

OFFSITE DRAINAGE
AREA = 0.45 AC.

C=0.79
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SCALE:  1" = 20'-0"

STORM SEWER PLANS
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SCALE:  1" = 20'-0"

WATERMAIN PLAN 
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O VSCALE:  1" = 30'-0"

SANITARY SEWER PLAN 
SCALE:  1" = 30'-0"

SANITARY SEWER PLAN 
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 Date:  June 24, 2020 
 Revised: September 8, 2020 
 

Final Site Plan Review 
For 

Pittsfield Township, Michigan 
 
GENERAL INFORMATION 

 
File No.:  CSPA 20-05  
  
Applicant: Zippy Auto Wash / Corey Weaver  
  
Plan Date: July 23,2020 
  
Location: 3952 Bestech (Lot 2) – Southwest corner Carpenter and Bestech 
  
Zoning: I, General Industrial 
  
Action Requested: Final Site Plan Review 
 
SUMMARY 

 
The applicant is seeking final site plan 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: 
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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.  Conditional 
use approval was granted by the Planning Commission on June 4, 2020.  The Zoning Board of 
Appeals also granted a variance to permit the driveway parallel to Carpenter Road to encroach 
five (5) feet into the required 10-foot greenbelt on May 18, 2020. 
 

 
 
SUMMARY 

 
The following items were conditions of preliminary site pan approval noted to be demonstrated 
during final site plan: 
 

1. Provide tree mitigation on site or request relief from Planning Commission to pay into 
tree fund. 

 
CWA COMMENT:  The Landscape Requirement Chart on Sheet C-5 indicates 75 mitigation 
trees are required and 15 (20% of required mitigation) are provided on the plan.  
Additionally, the applicant has provided a request to provide payment into the tree fund in 
lieu of on-site mitigation for the remaining 65 trees (80% of required mitigation).   The 
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applicant shall submit an estimate of material and installation costs of the remaining 65 
trees.  
 
2. Address wetland review comments by ECT. 

 
CWA COMMENT:  ECT has reviewed the final site plan and recommends approval as presented. 
 

3. Provide a detail landscape plan. 
 
CWA COMMENT:  A landscape plan is provided on Sheet C- 5 of the final site plan set.  We note 
the following: 
 
The applicant meets the requirements for landscaping.  As for landscaping screening around the 
drive-through, a mix of low growing evergreens is shown.  All Yews should be 24-inches at time 
of plating.  A letter from WCRC has been received noting that if landscaping is removed in the 
ROW for road projects, they will not be replaced by the WCRC.  If landscaping is removed either 
by the applicant or by the WCRC, the landscaping shall be replaced to adequality screen the 
drive through.  
 

4. Provide dumpster enclosure detail. 
 
CWA COMMENT:  Dumpster enclosure detail is provided on Sheet C-9. 
 

5. Submit photometric plan that is compliance with Section 13.05. 
 
CWA COMMENT:  A photometric plan is provided on Sheet C-6 and will be reviewed by the 
Township Engineer in a separate report. 
 
OUTSIDE AGENCY APPROVALS   

 
Applicant has obtain all required outside agency approvals.                                           
 
Items to be Addressed:  Obtain outside agency approvals.    
 
RECOMMENDATION  

 
We recommend final site plan approval with the following conditions: 

1. Applicant to pay required amount of remaining mitigation trees into the tree fund.  
2. All Yews are 24-inch at time of planting.   
3. If landscaping is removed either by the applicant or by the WCRC, the landscaping shall 

be replaced to adequality screen the drive through. 
4. Township Engineer review of photometric plan. 
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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 

 
 

 
Utilities 

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

 
 

Utilities 
(734) 822-3105 

utilities@pittsfield-mi.gov 
 

 

Planning 
(734) 822-3130 

planning@pittsfield-mi.gov 
 

 

Engineering 
(734) 822-3109 

engineering@pittsfield-mi.gov 
 

 

Code Enforcement 
(734) 822-2111 

codeenforcement@pittsfield-mi.gov 
 

 

 

 
MEMORANDUM 

 
TO:  Ben Carlisle, AICP 
  Township Planning Consultant 
 
FROM: Eric Humesky, P.E. 
  Township Engineer 
 
DATE:  July 20, 2020 
 
SUBJECT: Zippy Auto Wash 
  C.S.P.A. #20-05 
  Final Site Plan Review 
 
We have reviewed the June 4, 2020, 11-sheet submittal of the above final site plan that was received by the 
Township on June 15, 2020 and comment as follows: 

1. Sheet C-1, Title Sheet: 

a. The sheets shall be numbered consecutively.  

2. Sheet C-2, Existing Conditions Plan: 

a. 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.  

b. The site geotechnical report should be provided in the next submittal.  

c. The Site Benchmark shall be identified on this sheet.  

d. The rim and invert elevations of the existing sanitary sewer at the manholes shall be 
provided. This shall be included on all relevant sheets.  

3. Sheet C-3, Site Plan: 

a. The existing fire hydrant along Bestech Drive shall be deleted from the plan view.  

4. Sheet C-4, Grading Plan: 

a. The existing fire hydrant along Bestech Drive shall be deleted from the plan view.  

http://www.pittsfield-mi.gov/
mailto:utilities@pittsfield-mi.gov
mailto:utilities@pittsfield-mi.gov
mailto:planning@pittsfield-mi.gov
mailto:engineering@pittsfield-mi.gov
mailto:codeenforcement@pittsfield-mi.gov


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

 

b. The proposed contours shall be shown throughout the parking lot.  

c. 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 into the 
system.  

d. 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 where it will be routed 
to.  

e. The infiltration testing reports shall be provided to confirm that the proposed infiltration 
rate is feasible.  

5. Sheet C-6, Lighting Plan: 

The Township Lighting Consultant reviewed the plans and provided the following comments: 

a. Per Section 13.05.D.5 of the Township’s Zoning Ordinance, all outdoor light fixtures, 
existing or hereafter, installed and maintained upon private property, shall be turned off or 
reduced in lighting intensity between 11:00 PM and sunrise. The plans shall explain how 
the luminaires are to be controlled.  

b. The proposed illumination levels of the pedestrian crossing at the entrance is too low. This 
area shall be revised such that the illumination level is 3.0 ft.-candles per Section 13.05.2 
of the Township’s Zoning Ordinance.  

c. Per Section 13.05.B.3 of the Township’s Zoning Ordinance, full part numbers with all 
option codes for all proposed luminaires shall be provided. This includes building 
mounted luminaires and required emergency lighting.  

6. A full detailed review will be performed once the detailed engineering plans are submitted. 

7. Environmental Consulting & Technology, Inc. (ECT) reviewed and approved the final site plan 
for wetlands in correspondence dated July 1, 2020.  

8. The Washtenaw County Water Resources Commissioner reviewed and did not approve the plan 
in correspondence dated July 1, 2020. 

9. The Washtenaw County Road Commission reviewed and did not approve the plan in 
correspondence dated July 15, 2020. 

10. Prior to Final Site Plan approval, the Applicant shall provide a performance guarantee to the 
Township in accordance with Section 3.09 of the Zoning Ordinance. 

11. 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: July 1, 2020 
 

RE: Zippy Auto Wash (CSPA20-05)  
Bestech Lot 2 (3952 Bestech Drive)  
Property ID L-12-23-110-002 
Final 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 June 4, 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 Final Site Plan for Wetlands. No further wetland review of the Plan 
appears to be necessary if the limits of disturbance remain unchanged.  
 
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 
1). Wetland flag numbers a2 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).  
 
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 one (1) area of palustrine forested wetland in the southeast portion of the site.   
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ECT completed a wetland boundary verification on July 1, 2020. Some of the main vegetation contained with 
the wetlands includes green ash (Fraxinus pennsylvanica), American elm (Ulmus americana), narrow-leaved cattail 
(Typha angustifolia), common reed (Phragmites australis), common buckthorn (Rhamnus cathartica), and several other 
species. Wetland A is a scrub-shrub and emergent wetland located in the southeast portion of the site. Wetland 
A is 4,475 square feet (0.10-acre). The on-site 25-foot wetland setback area is 4,620 square feet (0.11-acre). The 
wetland boundaries appear to be accurately flagged on the site as well as properly indicted on the site plan.   
 
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 
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; 
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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. 
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. 

 
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. 
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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 
The following are repeat comments from our Wetland Review of the Preliminary Site Plan dated April 24, 2020.  
The current status of each comment follows in bold italics. 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. 

 
This comment had been satisfactorily addressed.  The on-site wetland and wetland buffer 
areas have now been indicated on the Plan; including on the Existing Conditions Plan (Sheet 
C-2). The on-site wetland area is 4,475 square feet (0.10-acre). The on-site 25-foot wetland 
setback area is 4,620 square feet (0.11-acre). 
 

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. 

 
The comment has been satisfactorily addressed. The Plan (Sheet C-2) indicates that the 
wetland delineation was conducted by Metro Consulting Associates. Because the proposed 
Plan avoids impacts to both the on-site wetland as well as the 25-foot wetland setback area, 
submittal of a wetland boundary determination report shall not be a requirement of the 
applicant.  

 
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 Final Site Plan for Wetlands. No further wetland review of the Plan appears 
to be necessary if the limits of disturbance remain unchanged.  
                                   
                                  
cc:  Zoe Crowley, Utilities & Municipal Services Specialist (CrowleyZ@pittsfield-mi.gov) 
 Allen Hare, Utilities & Municipal Services (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) 
Laura Kreps, AICP, Township Planning Consultant (planning2@pittsfield-mi.gov) 

 
 
Attachments:  Figure 1. Wetland Locations (Grading Plan), Source: Vanston/O’Brien 
  Site Photos 
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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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Site Photos 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

 

 

Photo 1. Looking west at Wetland A in the southeast section of the project site (ECT, July 1, 2020). 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Photo 2. Looking west at Wetland A (pink boundary flagging is shown) in the southeast section of the project 
site (ECT, July 1, 2020). 
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SCALE:  1" = 40'-0"

LIGHTING PLAN

Statistics

Description Symbol Avg Max Min Max/Min Avg/Min

Calc Zone #1 0.7 fc 5.0 fc 0.0 fc N/A N/A
PROPERTY 0.1 fc 0.5 fc 0.0 fc N/A N/A
Stat Zone # 2 2.1 fc 5.0 fc 0.5 fc 10:1 4.2:1

Schedule

Symbol Label QTY Manufacturer Catalog Number Description Lamp Number 
Lamps Filename Lumens per 

Lamp LLF Wattage

A
3 Lithonia Lighting DSX1 LED P8 40K T5W 

MVOLT
DSX1 LED P8 40K T5W MVOLT LED 1 DSX1_LED_P8_40

K_T5W_MVOLT.ie
s

25014 0.75 414

B
2 Lithonia Lighting DSX1 LED P8 40K T5W 

MVOLT
DSX1 LED P8 40K T5W MVOLT LED 1 DSX1_LED_P8_40

K_T5W_MVOLT.ie
s

25014 0.75 207

C
4 Lithonia Lighting DSX1 LED P8 40K TFTM 

MVOLT
DSX1 LED P8 40K TFTM MVOLT LED 1 DSX1_LED_P8_40

K_TFTM_MVOLT.ie
s

24252 0.75 207

D
11 Lithonia Lighting DSXW2 LED 30C 1000 

40K TFTM MVOLT
DSXW2 LED WITH 3 LIGHT 
ENGINES, 30 LED's, 1000mA 
DRIVER, 4000K LED, TYPE 
FORWARD THROW MEDIUM OPTIC

LED 1 DSXW2_LED_30C
_1000_40K_TFTM
_MVOLT.ies

11120 0.75 109

E
11 Lithonia Lighting DSXW2 LED 20C 1000 

40K TFTM MVOLT
DSXW2 LED WITH 2 LIGHT 
ENGINES, 20 LED's, 1000mA 
DRIVER, 4000K LED, TYPE 
FORWARD THROW MEDIUM OPTIC

LED 1 DSXW2_LED_20C
_1000_40K_TFTM
_MVOLT.ies

7593 0.75 73

F
1 Lithonia Lighting DSXW2 LED 30C 1000 

40K T3S MVOLT
DSXW2 LED WITH 3 LIGHT 
ENGINES, 30 LED's, 1000mA 
DRIVER, 4000K LED, TYPE 3 
SHORT OPTIC

LED 1 DSXW2_LED_30C
_1000_40K_T3S_
MVOLT.ies

11099 0.75 109

Luminaire Locations

No. Label X Y Z

Location

MH Orientation Tilt X Y

Aim

Z

1 A 697.07 607.65 25.00 25.00 4.21 0.00

2 A 573.50 617.69 25.00 25.00 4.21 0.00

3 A 297.43 639.17 25.00 25.00 1.76 0.00
1 B 709.08 731.62 25.00 25.00 184.20 0.00 709.00 730.47 0.00
2 B 587.62 742.43 25.00 25.00 184.20 0.00 587.54 741.29 0.00
1 C 684.98 466.65 25.00 25.00 4.33 0.00 685.07 467.79 0.00
2 C 576.47 475.55 25.00 25.00 4.31 0.00 576.56 476.69 0.00
3 C 502.18 481.77 25.00 25.00 331.66 0.00 501.63 482.78 0.00
4 C 293.96 496.34 25.00 25.00 3.22 0.00 294.03 497.48 0.00
1 D 763.85 497.91 18.60 18.60 274.63 0.00 763.72 497.92 0.00
2 D 364.21 504.01 16.00 16.00 274.63 0.00 364.09 504.02 0.00
3 D 449.93 521.31 16.00 16.00 94.63 0.00 450.05 521.30 0.00
4 D 767.97 551.97 18.60 18.60 274.63 0.00 767.84 551.98 0.00
5 D 372.67 558.34 16.00 16.00 274.63 0.00 372.54 558.35 0.00
6 D 454.78 581.12 16.00 16.00 94.63 0.00 454.90 581.11 0.00
7 D 371.08 612.98 16.00 16.00 273.61 0.00 370.95 612.99 0.00
8 D 442.53 622.24 16.00 16.00 4.63 0.00 442.54 622.37 0.00
9 D 387.71 626.69 16.00 16.00 4.63 0.00 387.72 626.81 0.00

10 D 775.28 638.36 18.60 18.60 274.65 0.00 775.15 638.37 0.00
11 D 779.74 694.51 18.60 18.60 274.63 0.00 779.62 694.52 0.00
1 E 878.77 471.87 12.00 12.00 184.64 0.00 878.76 471.74 0.00
2 E 824.73 476.02 12.00 12.00 184.64 0.00 824.72 475.90 0.00
3 E 892.88 478.99 10.00 10.00 94.63 0.00 893.00 478.98 0.00
4 E 769.97 480.73 12.00 12.00 184.64 0.00 769.96 480.60 0.00
5 E 896.72 526.44 10.00 10.00 94.63 0.00 896.85 526.43 0.00
6 E 901.79 589.30 10.00 10.00 96.15 0.00 901.91 589.29 0.00
7 E 906.30 644.85 10.00 10.00 94.63 0.00 906.43 644.84 0.00
8 E 910.09 691.35 10.00 10.00 94.63 0.00 910.21 691.34 0.00
9 E 892.51 701.88 12.00 12.00 5.90 0.00 892.52 702.01 0.00

10 E 846.28 705.55 12.00 12.00 5.90 0.00 846.29 705.67 0.00
11 E 787.10 710.26 12.00 12.00 4.20 0.00 787.10 710.39 0.00
1 F 401.87 484.63 16.00 16.00 184.64 0.00 401.86 484.51 0.00
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PHASE 1
PROPOSED BUILDING

2-STORY
29,900 SF

FFE 833.50
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Amendment to Final Site Plan Review 
For 

Pittsfield Township, Michigan 
 
 
 

 
File Number: CSPA 16-09 
 
Applicant:  Vanston/O’Brien  
  
Project Name: Pittsfield Fun Center 
  
Plan Date: April 26, 2017 
 
Revised Date: June 29, 2020 
   
Location: 4095 Carpenter Road  
  
Zoning: C-2, Regional Commercial  
    
Action Requested: Final Site Plan Amendment Approval 
   
PROJECT AND SITE DESCRIPTION 

  
Vanston/O’Brien Inc. is seeking approval of an amendment to the approved final site plan for the Pittsfield 
Fun Center.   Approval to construct the multiple building development at 4095 Carpenter Road was 
approved by the Planning Commission on May 4, 2017.  The site is zoned C-2, Regional Commercial.  The 
site is located on Carpenter Road next to Heritage Collision and Frame and Ann Arbor Transmissions, 
across from Rave Cinemas and abuts next to five residential homes.  This is the second amendment of the 
approved final site plan 
 
On July 11, 2019, the Planning Commission approved the first amendment to the final site plan.  
Modifications at that time included:  
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1. The second-floor area has been increased to include the entire second floor area, an increase of 
26,700 SF from the previous plan.   Previous plan was approved at 33,200 sq/ft.  New building is 
proposed to be 59,800 sq/ft. 

2. The building height has been increased 10’8” to 36’8” in order to accommodate new interior 
clearance requirements. 

3. The building elevations have been revised to reflect the increase in building height, certain interior 
floor plan revisions and expansion features at the south elevation.  A color rendering of the 
building is currently being prepared and shall be made available prior to the Planning Commission 
meeting. 

4. Data shown on the cover sheet, C-1, has been revised to reflect the floor area increase and parking 
calculations.  New parking calculations shown therein indicate there are 16 excess spaces shown 
on the new site plan. 

 
In this second amendment to the final site plan, the following  revisions are proposed: 
 

1. A 10,000 sq/ft. mezzanine between the first and second floors has been added increasing the total 
floor area to 81,142 sq/ft. and the building height to 43.5 feet. 

2. Exterior  elevations have been enhanced and upgraded and now include a large entry canopy at 
the main entrance. 

3. The dumpster location on the north side of the building has been relocated behind the structure 
(northeast corner of the building).  A larger concrete pad has been added to incorporate a 
recycling container as well. 

4. The DTE transformer and HVAC units have been relocated to the rear of the building. 
5. The “right turn” exist drive onto Carpenter Road has been extended slightly to accommodate 

stacking space for additional traffic on the site. 
6. The Phase line between Phases 1 and 2 has been moved west approximately 20 feet and the 

eleven (11) parking spaces in this area are not part of Phase 1. 
7. Parking spaces north of the main drive have been rotated 90-degrees with access aisleways 

running north/south.  This revision is to eliminate parked cars from backing into the main drive.  
Two (2) additional curbed landscape islands are now shown in this area. 

8. An underground 1,000-gallon grease interceptor is provided at the north side of the building. 
 

PLANNING COMMISSSION 
 
The Planning Commission last considered this matter at the August 6th meeting.   At the meeting there 
was lengthy discussion with regards to the proposed changes to the elevations.   The Planning Commission 
tabled the matter and asked the applicant to work with staff to consider design alternatives.  
 
Since that meeting, we have been in contact with the applicant and discussed a variety of design 
alternatives.  The applicant has revised their elevations to remove two (2) of the originally proposed four 
(4) light bands.  
 
Section 13.04.F of the Zoning Ordinance sets forth standards for Non-Residential Architectural Lighting 
of Building Façades. The lighting of a building façade for architectural, aesthetic, or decorative purposes 
is permitted subject to the following restrictions:  
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1. All building façade lighting shall be low intensity.   All building façade lighting shall be fully 
shielded and fully confined from projecting into the sky by eaves, roofs, or overhangs, and 
mounted as flush to the wall as possible, as determined by the Township.  

2. Luminaries shall be downward directed.  
3. The maximum illumination of any vertical surface or angular roof surface shall not exceed  five 

(5) foot-candles.   
4. Internally illuminated architectural bands or external lighting directed on buildings may be 

approved where it can be shown that the treatment will serve a legitimate function and will not 
adversely impact neighboring properties. 

 
RECOMMENDATIONS 

 
Planning Commission to consider proposed changes to the elevations and determine if they meet the 
standards set forth in Section 13.04.F 
 
 
 
 

 



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 

 
 

 
Utilities 

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

 
 

Utilities 
(734) 822-3105 

utilities@pittsfield-mi.gov 
 

 

Planning 
(734) 822-3130 

planning@pittsfield-mi.gov 
 

 

Engineering 
(734) 822-3109 

engineering@pittsfield-mi.gov 
 

 

Code Enforcement 
(734) 822-2111 

codeenforcement@pittsfield-mi.gov 
 

 

 

 
MEMORANDUM 

 
TO:  Ben Carlisle, AICP 
  Pittsfield Township Planning Consultant 
 
FROM: Eric Humesky, P.E. 
  Township Engineer  
 
DATE:  July 27, 2020 
 
SUBJECT: Pittsfield Fun Center 
  C.S.P.A. #16-09 
  Detailed Engineering Plan Review per Plan Revisions 

We have reviewed the July 9, 2020, 21-sheet submittal of the above revised plan that was received by the 
Township on July 13, 2020 and comment as follows: 

1. The Township lighting consultant has reviewed the plans and offer the following comments: 

a. Full cut sheets for the proposed luminaires shall be submitted for review. 

b. Emergency lighting should be provided at all exterior doors for the Phase 1 Building and 
Phase 2 Building. It seems the D type luminaire may be intended for this use, but the part 
number does not have the proper options, including a battery backup. It shall be confirmed 
if this type of luminaire will be provided with option code ELCW, or that the facility will 
have a back-up generator that is compliant with NFPA (110)/NEC Emergency Generator 
standards.  

c. Per Section 13.05.3.b of the Zoning Ordinance, the maximum height for pole mounted 
fixtures is twenty (20) feet when adjacent to a residential property. Details showing the 
pole height shall be revised.  

2. A detail shall be provided for the proposed 1,000-gal grease trap.  

3. With each re-submittal, the preparer shall provide a written summary of revisions made to the 
plans. 
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