
 

 

Township Supervisor 
Brenda L. Stumbo 
Township Clerk 
Heather Jarrell Roe 
Township Treasurer 
Stan Eldridge 

Trustees 
John Newman II 
Gloria Peterson 

Debbie Swanson 
Ryan Hunter 

REGULAR MEETING AGENDA 
Tuesday, September 12, 2023 

6:30 P.M. 
 

If you need any assistance due to a disability, please contact the Planning 
Department at least 48 hours in advance of the meeting at 

planning@ypsitownship.org or 734-544-4000 ext. 1. 
 

 
1. CALL TO ORDER 
 
2. ROLL CALL 

 
3. APPROVAL OF THE JULY 25, 2023, REGULAR MEETING MINUTES 
 
4. APPROVAL OF AGENDA 
 
5. PUBLIC HEARINGS  

 
A. 3120 ELLSWORTH ROAD – K-11-07-300-004 – TO CONSIDER THE SPECIAL LAND USE 

REVIEW APPLICATION OF TAHANI ABD-ALMAJEED TO PERMIT A GROUP DAYCARE 
HOME, PROVIDING CARE FOR UP TO TWELVE (12) CHILDREN, FOR A SITE ZONED R-4 
ONE FAMILY RESIDENTIAL. 

 
6. OLD BUSINESS 
 
7. NEW BUSINESS  

 
A. PRELIMINARY SITE PLAN – TYLER ROAD COLD STORAGE – 2901 TYLER ROAD – 

PARCEL K-11-12-300-006 – TO CONSIDER THE SKETCH PRELIMINARY SITE PLAN 
APPLICATION OF ARM HOLDINGS, LLC, TO PERMIT THE CONSTRUCTION OF COLD 
STORAGE AND SHOP BUILDINGS ON A PARCEL ZONED I-C – INDUSTRIAL AND 
COMMERCIAL LOCATED AT 2901 TYLER ROAD, YPSILANTI, MI 48198. 

B. ZONING ORDINANCE TEXT AMENDMENT – TO CONSIDER THE PROPOSED CHANGES 
TO THE FOLLOWING ZONING ORDINANCES:  

1) ARTICLE 2, SECTION 201. – DEFINITIONS. 
2) ARTICLE 4, SECTION 420. – USE TABLE. 
3) ARTICLE 5, SECTION 504. – NEIGHBORHOOD CORRIDORS. 
4) ARTICLE 5, SECTION 505. – REGIONAL CORRIDORS.  
5) ARTCILE 5, SECTION 507. – DESIGN STANDARDS.  
6) ARTICLE 11, SECTION 1155. – STATE-LICENSED RESIDENTIAL CHILD 

AND ADULT CARE FACILITIES. 
7) ARTCILE 11, SECTION 1167. – ADAPTIVE REUSE. 

 
8. OPEN DISCUSSION FOR ISSUES NOT ON THE AGENDA 

 
A. CORRESPONDENCE RECEIVED 
B. PLANNING COMMISSION MEMBERS 
C. MEMBERS OF THE AUDIENCE 



 

 

Township Supervisor 
Brenda L. Stumbo 
Township Clerk 
Heather Jarrell Roe 
Township Treasurer 
Stan Eldridge 

Trustees 
John Newman II 
Gloria Peterson 

Debbie Swanson 
Ryan Hunter 

 
9. TOWNSHIP BOARD REPRESENTATIVE REPORT 
 
10. ZONING BOARD OF APPEALS REPRESENTATIVE REPORT 
 
11. TOWNSHIP ATTORNEY REPORT 
 
12. PLANNING DEPARTMENT REPORT 
 
13. OTHER BUSINESS  

 
14. ADJOURNMENT 
 

Please Note:  This meeting is being recorded. 
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CHARTER TOWNSHIP OF YPSILANTI  
PLANNING COMMISSION MEETING 

Tuesday, July 25, 2023 
6:30 pm 

 

COMMISSIONERS PRESENT 

Bill Sinkule, Chair 
Elizabeth El-Assadi, Vice-Chair 
Gloria Peterson 
Larry Doe 
Muddasar Tawakkul 
Bianca Tyson 

Denny McLain  
 
STAFF AND CONSULTANTS  

Jason Iacoangeli AICP, Planning Director 
Fletcher Reyher, Planning and Development Coordinator 
 

i. CALL TO ORDER/ESTABLISH QUORUM 

    MOTION: Mr. Sinkule called the meeting to order at 6:30 pm. 

ii. APPROVAL OF JUNE 2023 REGULAR MEETING MINUTES 

MOTION: Mr. Tawakkul MOVED to approve the June 27, 2023, Meeting Minutes. The 
MOTION was SECONDED by Mr. Doe and PASSED by unanimous consent. 
  

iii. APPROVAL OF AGENDA 

MOTION: Mr. Doe MOVED to approve the proposed agenda. The MOTION was             
SECONDED by Mr. Tawakkul and PASSED by unanimous consent. 

 
iv. PUBLIC HEARINGS 

A. ZONING ORDINANCE TEXT AMENDMENT – TO CONSIDER THE PROPOSED CHANGES TO 
THE FOLLOWING ZONING ORDINANCES: 
Mr. Iacoangeli gave an overview of the language changes for each proposed change to 
the Zoning Ordinances. 
 
1) ARTICLE 4, SECTION 407. - RESIDENTIAL MULTIPLE-FAMILY:  LOW DENSITY 
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2) ARTICLE 4, SECTION 408. - RESIDENTIAL MULTIPLE-FAMILY:  MEDIUM DENSITY 

 

2) ARTICLE 4, SECTION 409. - RESIDENTIAL MULTIPLE-FAMILY:  HIGH DENSITY – Sections 
407, 408, and 409 all receive the same changes. Single-family residential uses are 
permitted in the three residential multiple-family districts (RM-LD, RM-MD, and RM-HD) but 
the dimensional requirements do not contemplate setbacks for single-family residential uses, 
only multiple-family residential uses. Requiring a single-family residential dwelling to comply 
with the required 60-foot aggregate side yard setback, for example, of the RM-LD district 
makes most typical platted subdivision lots unbuildable except for variance approval. Mr. 
Iacoangeli read the following language proposed to be added to Sec. 407, 408, and 409, “The 
expansion or construction of a single-family dwelling or accessory structure shall conform with 
the applicable minimum yard and setback requirements of the most comparable single-family 
zoning district.”  
 

3) ARTICLE 4, SECTION 420. – INDUSTRIAL USES - There are updates to the code, changes 
to titles that will modernize and specify uses, and which land uses in specific zoning 
districts are being eliminated.  There isn't a constitutional requirement for junkyards, 
which may be eliminated, though still allowed as a Conditional Use. There is an 
overview of green uses and the changes made in all districts to accommodate them, 
among other changes to the rest of the industrial-use zoning code.   

 
 

4) ARTICLE 5, SECTION 506. – TOWN CENTER – This amendment deals with Use Group 2 
which allows uses in group 1, 2, and 3 to be mixed vertically. This zoning ordinance 
intended to include group 4 to expand the number of uses allowed to be mixed.  
 

5) ARTICLE 11 SECTION 1128. – TEMPORARY SIDEWALK, OUTDOOR AND TENT SALES FOR 
PRINCIPAL USE. – This amendment deals with the parking that needs to be provided.  
If someone has an outdoor sale and provides a large circus type tent, then the planning 
department must use the off-street parking standards to determine if they have 
enough parking.  Usually, this is not an issue for a more significant shopping center.  

  

6) ARTICLE 13, SECTION 1305. - FENCES AND WALLS – The current graphic will be 
eliminated because it's confusing.  There are also changes about "through" lots and 
how privacy fencing should be allowed in the “rear yard” of through lots with an 
appropriate setback. Per the ordinance, through lots technically have two front yards 
which do not allow privacy fencing within the front yard setback.  
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8)  ARTICLE 15, SECTION 1509. - SIGNS – This change is only regarding wall signs.  The 
language will be changed from lot to unit to accommodate multiple units on the same 
lot.  An update to prohibited signs is also included but will not affect murals throughout 
the township. This change is just to prohibit signs painted directly onto walls.  

The Chair opened the Public Hearing for these proposed changes at 7:25pm.  He asked anyone 
wishing to speak to approach the microphone and state their name and address for the record.  
Seeing no public comments, the Public Hearing was closed at 7:26pm eastern standard time.  
 

MOTION: Mr. Tawakkul MOVED to accept the proposed changes to the zoning ordinances 
and recommend approval to the Township Board of Trustees.  The MOTION was SECONDED 
by Mr. Doe and PASSED by unanimous consent. 

 
v. OLD BUSINESS 

      Nothing to report. 

vi. NEW BUSINESS 

Nothing to report. 
 

vii. OPEN DISCUSSIONS FOR ISSUES NOT ON AGENDA 
A. Correspondence received. 

Nothing to report. 

B. Planning Commission members 

Nothing to report. 

C. Members of the audience 

Nothing to report. 

 

viii. TOWNSHIP BOARD REPRESENTATIVE REPORT 

Nothing to report. 

 

ix. ZONING BOARD OF APPEALS REPRESENTATIVE REPORT 

Nothing to report. 
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x. TOWNSHIP ATTORNEY REPORT 

Nothing to report. 

xi. PLANNING DEPARTMENT REPORT 

Mr. Iacoangeli informed the committee that two cases were held at the July 12, 2023, Zoning 
Board of Appeals meeting. One was an apartment office building, which was approved by the 
Planning Commission but tabled due to residents' concerns.  The applicant will come back to 
the ZBA to address concerns in September.  The second was the Comfort Inn and Suites 
Variance, which was approved at the July 12, 2023, Zoning Board of Appeals Meeting.    
 
Mr. Iacoangeli also gave updates on projects occurring throughout the Township and was 
available for questions from the Commission. 

 
xii. OTHER BUSINESS 

Nothing to report. 

xiii. ADJOURNMENT 

MOTION: Ms. El-Assadi MOVED to adjourn at 7:38 pm. The MOTION was SECONDED by Mr. 
Doe and PASSED by unanimous consent. 

Respectively Submitted by Minutes Services. 

















































 























 

 
 
 
 
July 28,2023 
 
Mr. Jason Iacoangeli  
Township Planning Director  
Charter Township of Ypsilanti  
7200 S. Huron River Drive  
Ypsilanti, MI 48197 
  
RE: Tyler Road Cold Storage Preliminary Site Plan Review #1 
 
Dear Mr. Iacoangeli 
 
Attached please find revised plans for the above referenced Tyler Road Cold Storage project. 
We are in receipt of review comments from OHM comments dated July 11, 2023, Ypsilanti 
Charter Township Fire Department comments dated July 13, 2023, YCUA comments dated July 
17, 2023, and Ypsilanti Charter Township Planning & Zoning Department comments dated July 
25, 2023.  
 
Below are the comments from the review letters as well as our responses and any corrective 
actions taken shown in red as necessary. 
 
OHM Comments Dated July 11, 2023. 
  

A. SITE PLAN COMMENTS 
 

General 
1. The applicant has provided some information on contamination and areas where 

pavement will be left in place and areas where it will be impacted. Due to various 
standards regarding pavement quality, stormwater management, and other green 
areas, the applicant shall provide additional detail and a narrative on the plans 
explaining what must be left in place and what needs to be done when handling 
contaminated soil. The narrative shall also address stormwater quality and the 
proposed ADS units. It is also recommended that anywhere where hard surface 
can be removed is considered for green space. 
 

             Contaminated soils handling notes and ADS filter performance information  
             have been added to the plan set. Areas where hard surface can be removed  
             have been revised accordingly resulting in an increase in green space along Tyler 
             Road for the project. 

 
Site Utilities 
2. It is noted that the water main will be looped and two (2) additional hydrants will 

be provided with the construction of Buildings 2 and 3. The applicant shall show 
the proposed water main and watermain easement alignment on the plans for 



 

 
  
preliminary review. It is recommended the proposed water main and water main 
loop surround the proposed buildings rather than cut in between buildings as 
shown. The water main alignment should also not interfere with proposed storage 
or parking of vehicles and, if possible, it should stay along the perimeter of site 
area. The applicant shall also provide valves to facilitate the future extension and 
they should be spaced approximately every 800 feet. 
 

            Noted. See response to YCUA comments included in this response. 
 

 
3. The applicant shall note that all water main placed within the contaminated 

zone will require special EGLE approved gaskets and will need additional 
detail prior to submitting for the Act 399 Permit. 
 
Note added to the plan set regarding EGLE approved gaskets 
within the contaminated zone. 
 

Paving and Grading 
4. The applicant shall show the pavement removal limits for construction of the 

proposed water main. The applicant shall also note if a trenchless method is 
being considered. 
 
Pavement removal limits for construction are shown on the plan set. 
Trenchless method is not being considered on this project. 

 
5. It is noted that the existing asphalt on-site is failing. It is recommended the 

applicant resurface the parking lot within the construction area. The applicant 
shall also provide a pavement repair detail for full depth and capping of existing 
asphalt on the plans, as well as where it will be applied. 
 
The full depth replacement areas are shown on the plans and an 
asphalt detail has been provided. Mill and fill areas are shown with 
different hatching for clarity. Mill and fill is called for in the areas truck 
will be driving on per the Planning & Zoning Department comments. 
See response to Planning & Zoning Department comments included in 
this response. 

 
6. The applicant shall provide notes referencing any fence line cleanup or additional 

landscaping along Tyler Road on all applicable plan sheets. 
 
Fence line removal and replacement along with additional landscaping 
are now shown on the plan set. 

 
Site Accessibility 
7. The applicant shall review and revise the truck turning template (Sheet C3) as 

there currently appears to be a conflict with the truck turning movement and the 
proposed hydrant. 
 



 

 
 
The truck turning has been revised and there is no longer a conflict with 
the proposed hydrant. 
 

8. The applicant shall clarify if there is any existing or proposed parking, loading  
or unloading and outside storage. 

  
 Parking is now provided as required. Loading and unloading zones are 
 now provided as required. Outside storage is not proposed for this 
 project. 

 
9. The applicant shall clarify if additional lighting is being proposed. If so, its 

location(s) shall be shown on the plans, including the electrical. 
 
Exterior lighting is not being proposed for this project. 

 
B. PRELIMINARY DETAILED ENGINEERING PLAN COMMENTS 

The following comments shall be addressed by the applicant during the detailed 
engineering drawing submittal, and do not affect the recommendation for approval to 
the Township of Ypsilanti Planning Commission. It should be noted that this is not an 
all-inclusive list and additional comments may be generated as new information is 
presented. 

 
1. The applicant shall provide utility pipe profiles, including pipe diameter, 

material, length, slope, and hydraulic grade line (where applicable) for all 
proposed utilities (water, storm) on the plans. 
 
Noted. 

 
2. The applicant shall label the proposed storm sewer under the east entrance drive, 

including its size, length, and material. 
 
The storm sewer is under the east entrance drive has been labeled 
as requested. 

 
3. The applicant shall clarify if any existing storm sewer is being removed. If so, the 

limits and a backfill detail shall be provided. 
 
No storm sewer is proposed to be removed for this project. 

 
4. The applicant shall provide additional detail on the proposed ADS units. 

 
Noted. Filter performance is now included on the Site Plan. Unit 
specific details will be provided on the Engineering Plans. 
 

5. The applicant shall provide a landscape plan within the plan set. 
 
Noted. 

 
6. The applicant shall provide the applicable Ypsilanti Township/YCUA Standard  



 

 
 
Detail Sheets in the plan set. These can be obtained by emailing 
stacie.monte@ohm-advisors.com. 
 
Noted. 

 
C. REQUIRED PERMITS & APPROVALS 

The following outside agency reviews and permits will be required for the project. 
Copies of any correspondence between the applicant and the review agencies, as well 
as the permit or waiver, shall be sent to both the Township and OHM Advisors (email: 
stacie.monte@ohm-advisors.com). 

 
Ypsilanti Community Utilities Authority (YCUA): Review and approval of all 

water main improvements will be required. 
 

Noted. 
 
Ypsilanti Township Fire Department: Review and approval is required. 
 

Noted. 
 
Washtenaw County Road Commission (WCRC): Review and approval of all 

proposed work within the Tyler Road ROW is required. 
 

Noted. 
 
Michigan Department of Environment, Great Lakes & Energy (EGLE): An EGLE 

Act 399 permit will be required for construction of all public water main 
improvements. 

 
Noted. 

 
Michigan Department of Environment, Great Lakes & Energy (EGLE): An EGLE 

permit will be required for any work and/or stormwater discharge into the 
wetlands. 

 
There are no wetlands impacted by this project, buildings are 
proposed in existing paved areas. There is not a proposed outlet 
to the wetland or changes to storm system.   

 
Ypsilanti Township Office of Community Standards: A Soil Erosion and 

Sedimentation Control permit shall be secured from the Ypsilanti Township 
Office of Community Standards. 

 
Noted. 

 
The Township's Planner will inspect the landscaping for this site. 
 

Note added to the Cover Sheet. 
 
 



 

 
 
If dewatering should be needed, the contractor/ applicant shall be responsible for 

obtaining necessary approvals from the Township and the Township Engineer, 
permission from all impacted adjacent properties and/or permits from MDOT, 
WCWRC's Office, or the WCRC. 

 
Note added to the Cover Sheet. 

 
Record plans shall be provided to the Township Engineer following the completion of 
construction. 
 

Note added to the Cover Sheet. 
 

Charter Township of Ypsilanti Fire Department Comments Dated July 13, 2023. 
 

Status of Review: Approved as Submitted 

Pages C1-C5 were reviewed. 
 

Noted. 

 

Site Coverage – Hydrants 

Comments: All future structures must comply with hydrant coverage of 250’ when they 

are built. Future suppressed buildings must also have a standalone hydrant dedicated to the 

Fire Department Connection 40’ from the FDC and no further than 100’. 

 
Noted. 
 

Site Coverage – Access 

Comments: A Knox box is required. Placement can be discussed at a future date. 

 
Noted. 
 

YCUA Comments Dated July 17, 2023. 
 

In response to the electronic mail message from your office dated June 28, 2023, we have reviewed the referenced 
plans with regards to water supply and wastewater system design. The plans are acceptable to YCUA for this stage of 
review. However, the following comments need to be addressed by the Applicant and/or the Applicant’s design 
engineer prior to Detailed Engineering plans being deemed acceptable to YCUA. 

1. It is understood that a single hydrant is acceptable to the Township Fire 
Department for proposed buildings A and B but that additional hydrants and 
redundant source of water supply will be required when building C is constructed. 
This is acceptable to YCUA provided proposed hydrant H1 is the only  







 

 
 

• Applicant must resurface the entire parking lot. Patch work will not be approved by the Charter 
Township of Ypsilanti Planning Department as the parking lot has outlived its usefulness. Revised  
plans must indicate this. 
 
Pavement replaced as discussed at the pre-application meeting and additional 
pavement resurface provided for truck turning limits. 
 

• The applicant must submit a lighting plan with the revised plans. The lighting plan must adhere to 
standards listed in Sec. 1303 of the Township Zoning Ordinance.  
 
No exterior lighting proposed. 
 

• Applicants are required to clean the greenspace along Tyler Road. A landscaping plan including 
trees / shrubs along Tyler would be beneficial. 
 
Landscaping at entrance along Tyler Road provided per pre-application meeting.  See 
entrance plan for landscaping. 
 

 
We hope you find the revised plans sufficient and respectfully request your approval at the earliest 
possible time. 
 
If you have questions or require anything further, please do not hesitate to contact our office. 
 
Sincerely, 

THE UMLOR GROUP 

 
Jason Fleis, PE 
Engineering Manager 
 

Enclosure as noted 
 
cc: Mr. Luke Blackburn, Mr. Sean Knapp, YCUA  
 Mr. Fletcher Reyer, Charter Township of Ypsilanti 

Mr. Eric Copeland, Mr. Steve Wallgren, Township Fire Department  
Mr. Matt Parks, P.E., Ms. Stacie Monte, Township Engineer 
Mr. William Andrews, Applicant 
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