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CHARTER TOWNSHIP OF YPSILANTI  
PLANNING COMMISSION MEETING 

Tuesday, December 12, 2023 
6:30 pm 

 

COMMISSIONERS PRESENT 

Bill Sinkule, Chair 
Gloria Peterson 
Larry Doe 
Caleb Copeland 
 
STAFF AND CONSULTANTS  
Fletcher Reyher, Planning and Development Coordinator 
 

• CALL TO ORDER/ESTABLISH QUORUM 

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

 

• APPROVAL OF NOVEMBER 14, 2023, REGULAR MEETING MINUTES 

MOTION: Ms. Peterson MOVED to approve the November 14, 2023, regular meeting 
minutes. The MOTION was SECONDED by Mr. Doe and PASSED by unanimous consent. 

 

• APPROVAL OF AGENDA 

Mr. Sinkule shared with the Commission the request for taking Deal Point off the agenda; 
Deal Point Merrill has requested not to be under consideration on December 12, 2023, and 
they will present themselves in January 2024. 

MOTION: Mr. Doe MOVED to approve the modified agenda. The MOTION was             
SECONDED by Ms. Peterson and PASSED by unanimous consent. 

 

• PUBLIC HEARINGS 

None 

 

• OLD BUSINESS 

None 
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• NEW BUSINESS 

PRELIMINARY SITE PLAN – VISIBLE LEARNING CENTER – 1189 E. MICHIGAN AVENUE –
PARCEL K-11-10-106-018 – TO CONSIDER THE PRELIMINARY SITE PLAN APPLICATION OF THE 
VISIBLE LEARNING CENTER TO PERMIT THE CONSTRUCTION OF A DRIVEWAY OFF OF EAST 
MICHIGAN AVENUE AND TO IMPROVE EXISTING PARKING AREAS FOR A 2.28 ACRE SITE 
ZONED RC – REGIONAL CORRIDOR WITH A SITE TYPE B DESIGNATION. 

Mr. Fletcher Reyher, Planning and Development Coordinator, presented to the Commission 
a Preliminary Site Plan Application from the Visible Learning Center (child daycare facility) 
located at 1189 Michigan Avenue. The Visible Learning Center is proposing a new driveway 
access off East Michigan Avenue and modifying their current parking on the site. The site is 
currently zoned RC, Regional Corridor (Site Type B Designation), which follows the Master 
Plan designation that allows the site for mixed-use developments. 

Mr. Fletcher Reyher presented the Commission with an aerial view of the property in 
discussion. 

Mr. Fletcher Reyher informed the Commission that the site is a through lot with frontage on 
both East Cross Street and East Michigan Avenue. Currently, the daycare is sharing a driveway 
with the pharmacy next door, which has confused parents dropping kids off for daycare 
services. This new parking proposal would give the Visible Learning Center their driveway, 
and they would cease using the shared driveway with the pharmacy next door. The adjacent 
property to the Visible Learning Center; North (residential uses); South (vacant); East and 
West (residential/commercial use). 

Parking: According to the Township Zoning Ordinance, a daycare facility would require 15 
parking spaces. The applicant is proposing 21 spaces, including a loading space and a bicycle 
parking space, which the Township Zoning Ordinance requires. 

Sidewalk: The applicant would be providing bicycle parking and pedestrian sidewalk 
accommodations linking East Michigan Avenue to the site. 

Landscaping: The applicant would meet all the standards and they will be removing ten trees 
from the site to pave the new driveway and shed entrance. The applicant will be adding ten 
trees and 35 new shrubs around the property lines. The proposed driveway is required, as 
the current configuration is causing confusion among people utilizing the daycare center and 
people using the commercial use next door. 

Trash Receptacles: The applicant would be providing trash and recycling receptacles as 
required by the Township Zoning Ordinance. 

Exterior Lighting: The applicant proposes to modify their existing lighting on site. Mr. Fletcher 
Reyher informed the Commission of the two existing light poles in the grass field on the 
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northern side of the property adjacent to Cross Street. The poles are non-operational and 
serve no purpose to the functioning of the site. Mr. Fletcher Reyher requested the 
Commission to have the light poles removed. 

Mr. Fletcher Reyher shared with the Commission that the Township Planning Department 
strongly encourages this development as it will increase pedestrian safety and decrease 
traffic conflicts in the area. 

Mr. Copeland inquired why a driveway was not established earlier on Michigan Avenue; Mr. 
Fletcher Reyher stated that the planning department went back and looked at the archives 
for the site looks and it showed that the building has been there for a long time. The Planning 
Commission granted the Visible Learning Center a shared driveway with the adjoining 
property. There may have been a financial consideration at that time. 

Reviews of different departments: 

• OHM: Recommended approval for this stage of the review process. 
• Fire Department: Fire Marshal recommended approval for this stage. 
• YCUA: Scott Westover had no concerns, as no utilities are included. 
• Washtenaw Water Resource: The applicant has been working with the Washtenaw 

County Water Resources Commission, and they have recommended approval at this 
stage. 

Mr. Fletcher Reyher shared with the Commission that the Township Planning Department 
and OHM had requested the applicant to consider having an entrance at Cross Street instead 
of East Michigan Avenue as it's a lower speed, less traffic and has better pedestrian amenities. 
The applicant wanted to keep their East Michigan Avenue address and believes that the 
current arrangement would work better for them. 

Mr. Fletcher Reyher stated that the planning Department had raised the concern since 
Michigan Avenue is quite dangerous for pedestrians since the township continues to work 
with property owners on repairing sidewalks and adding new ones. 

Mr. Fletcher Reyher informed the Commission that the applicant plans on blocking the drive 
completely with a fence separating the two uses so there will be no more sharing between 
the two properties.  

Mr. Fletcher Reyher informed the Commission that the applicant (Visible Learning Center) 
was not present at the meeting. 

MOTION: Mr. Copeland MOVED to approve the e Preliminary Site Plan of The Visible Learning 
Center to permit the construction of a new driveway entrance off East Michigan Avenue and 
associated parking lot improvements for a 2.28-acre site zoned RC – Regional Corridor with a 
Site Type B Designation, located at 1189 E. Michigan Avenue, Ypsilanti, MI 48198, Parcel, K-
11-10-106-018, with the following conditions: 
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• The applicant shall address all outstanding comments from reviewing agencies prior to 
Final Site Plan approval. 

• The applicant shall obtain all applicable internal and outside agency permits prior to 
construction. 

• The applicant shall remove the inoperable light poles in the grass field on the northern 
side of the property adjacent to Cross Street. 

• The applicant shall provide the Planning Department with fence plans that meet the 
Township Zoning Ordinance requirements for the existing entrance closure. 

• Any other conditions based upon Planning Commission Discussion. 

The MOTION was SECONDED by Mr. Doe 

Roll Call Vote: Mr. Copeland (Yes); Mr. Doe (Yes); Ms. Peterson (Yes); Mr. Sinkule (Yes). 

 
MOTION PASSED. 

 

• ADOPTION OF REGULAR PLANNING COMMISSION MEETING DATES FOR THE 2024 
CALENDAR YEAR 

Mr. Fletcher Reyher, Planning and Development Coordinator, presented to the Commission 
the proposed calendar for the regular meetings in 2024. Mr. Fletcher Reyher stated that he 
and Jason Iacoangeli had put the calendar together and made sure that the dates presented 
did not conflict with any national holidays or any closures of the township Hall. 

Mr. Fletcher Reyher requested the Commission to adapt the schedule for the 2024 calendar 
year. 

MOTION: Ms. Peterson MOVED to adopt the proposed regular meeting schedule for the 
2024 calendar year. The MOTION was SECONDED by Mr. Doe. 

Roll Call Vote: Mr. Copeland (Yes); Mr. Doe (Yes); Ms. Peterson (Yes); Mr. Sinkule (Yes). 

 
MOTION PASSED. 

 

• OPEN DISCUSSIONS FOR ISSUES NOT ON AGENDA 

 

a. Correspondence received 
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Mr. Fletcher Reyher informed the Commission that the Charter Township of Superior is 
planning to update its master plan and has informed the township of that decision. The 
letter is attached to the board. packet 

 

b. Planning Commission members 

None to Report. 

 

c. Members of the audience 

None to Report. 

 

• TOWNSHIP BOARD REPRESENTATIVE REPORT 

None to Report. 

• ZONING BOARD OF APPEALS REPRESENTATIVE REPORT 

None to Report. 

• TOWNSHIP ATTORNEY REPORT 

None to Report. 

• PLANNING DEPARTMENT REPORT 

Mr. Fletcher Reyher informed the Commission that the Childrens Healing Center is making 
progress on the site. The shell of the building is standing, and there are discussions on paving 
the driveway before the snow falls. The roundhouse party store is making progress. 

 

• OTHER BUSINESS 

None to Report. 

 

• ADJOURNMENT 

MOTION: Mr. Doe MOVED to adjourn at 6:46 pm. The MOTION was SECONDED by Ms. 
Peterson and PASSED by unanimous consent. 

-------------------------------------------------------------------------------------------------------------- 

Respectively Submitted by Minutes Services. 

















 

 

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

Trustees 
John Newman II 
Gloria Peterson 

Debbie Swanson 
Ryan Hunter 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Respectfully submitted, 
 
Fletcher Reyher 
 
Fletcher Reyher, AICP  
Charter Township of Ypsilanti 
Planning and Development Coordinator  
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Looking at site from the north

Looking at site from the west 

Planning Commission should consider site context, especially in consideration of master plan, 
when reviewing the application.  

MASTER PLAN

The future land use plan designates the proposed site as a Neighborhood Transition District, 
which is described as:  

Neighborhood transition districts are multiple family housing, commercial and office uses, but can 
include single-family homes and institutional/civic uses and spaces. Uses shall be compatible with 
the existing areas and respect adjacent neighborhoods.  The district is intended to serve as a 
sensible transition from Neighborhood Preservation Areas to more intense uses. 
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Intend uses in Neighborhood Transition District: 
Single-Family Residential developed in a traditional neighborhood pattern.
Convenience retail and service businesses. 
General and medical office. 
Public and institutional facilities such as schools, places of worship, police stations, and 
community centers, which support the surrounding residential properties. 
Public parks and open space. 
Attached residential and multiple-family residential along neighborhood edges and 
adjacent to Neighborhood Preservation and Mixed-Use Corridor areas.

Equivalent Zoning for Neighborhood Transition District: 

Future Land Use Zoning Equivalent 
Agricultural Preservation R-1
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Open Space, Neighborhood Preservation 
& Cluster Development 

R-1, R-2, R-3

Neighborhood Preservation R-4, R-5, RM-2
Neighborhood Transition R-4, R-5, RM-2, RM-3, RM-4, B-1, OS-1
Mixed Use Corridors - Neighborhood RM-2, RM-3, RM-4, B-1, OS-1, B-2, ERFB
Mixed Use Corridors - Regional RM-4, B-2, B-3, IRO 
Township Core TC-1, TC-2, TC-3, B-1, B-2, B-3, OS-1, IRO, I-

1 
Innovation and Employment OS-1, IRO, I-1, I-2, I-3, I-C 

Design considerations for neighborhood transition districts include:  

New development shall be reviewed on a case-by-case basis to respect the existing scale 
and character of the surrounding area. 

 Ensure appropriate transition of intensity of uses and scale to adjacent single-family 
neighborhoods.  

 Varied mix of uses is encouraged.  
 New single-family development shall mirror design patterns of Neighborhood 

Preservation areas.  
 Walkability and non-motorized connections within and to Neighborhood Transition 

Districts is essential to maintain neighborhood character and access to daily needs and 
services. 

 Each individual neighborhood’s unique character must be respected and preserved. 

Planning Commission to consider if an automobile-oriented use is consistent with intent of 
Neighborhood Transition area.  If it is consistent, the Planning Commission should consider if site 
amenities and/or architectural details could be provided to soften auto-oriented use on adjacent 
properties.  
 
NATURAL RESOURCES

The site has been graded for a single-family residential. No natural resources exist at this location. 

Items to be Addressed: None  

HEIGHT, BULK, DENSITY AND AREA 

Bulk requirements are set forth in Sec 413. 
 

 Required / 
Allowed

Provided Complies with 
Ordinance

Building 
Setback

Front 20 feet +20 feet Compiles
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 Rear 20 feet +20 feet Complies  
Side 10 feet +10 feet Complies 

Building Height (Feet) 25 feet +/- 19 feet as measured 
in the zoning ordinance

Complies

Building Height (Stories) 2 1 Complies
 

Items to be Addressed: None

SITE ACCESS, CIRCULATION, AND TRAFFIC IMPACTS 

The site will be accessed by an access point off Hewitt and Ellsworth. Access will be reviewed 
and confirmed by the Road Commission.  Site circulation will be reviewed by the Township Fire 
Department and Township Engineer.  We note that external and internal pedestrian 
improvements are required to provide safe access, specifically crosswalks, and sidewalks from 
Ellsworth and Hewitt. 
 
Items to be Addressed:  Make noted pedestrian improvements.  
 
PARKING AND LOADING

Section 13.06.G of the Zoning Ordinance requires: 
 
Parking

Required Provided Compliance 
Gas Station/Convenience Store: 

One (1) space for each one 
hundred twenty-five (125) 
square feet of usable floor area; 
plus, two (2) parking spaces per 
fueling station   

830 / 125 = 7 spaces
 
+  
 
12 spaces at pump  

18 spaces and 
12 at pumps 
 

Complies 

Fast Food Carryout:  Six (6) per 
service or counter station, plus 
one (1) for each employee.   

6 + 4 for employees = 10  

Barrier Free 1 1  
Total 17 spaces plus 12 spaces at 

pump
18 spaces and 
12 at pumps

 

The site has sufficient parking.   

Items to be Addressed:  None  
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LIGHTING

A lighting plan is provided.  New lighting includes twelve (12) undermounted canopy lights, three 
(3) pole mounted lights, and six (6) building lights.  Photometric levels and light fixture meet 
ordinance requirements.  

Items to be Addressed: None
 
LANDSCAPING AND OPEN SPACE STANDARDS AND REQUIREMENTS

Required Provided Complies
Stamped: Plan 
prepared and stamped 
by registered 
Landscape Architect 

Plan prepared and 
stamped by registered 
Landscape Architect 

Plan was prepared and 
stamped by a 
registered architect 

Complies 

Street Yard 
Landscaping: A 
minimum of one large 
deciduous tree shall be 
planted for each 40 
lineal feet of frontage, 
PLUS one ornamental 
tree shall be planted for 
each 100 lineal feet of 
frontage, PLUS one 
shrub shall be planted 
for each ten lineal feet 
of frontage.  

Hewitt 
 
110 l.f / 40 = 3 trees 
 
110 l.f / 100 = 2 
ornamental 
 
110 l.f / 10 = 11 shrubs 

3 street trees 

2 ornamental 

11 shrubs 

Complies 

Ellsworth 
 
160 l.f / 40 = 4 trees 
 
160 l.f / 100 = 2 
ornamental 
 
160 l.f / 10 = 16 shrubs 

4 street trees 

2 ornamental 

16 shrubs 

Complies 

Parking Lot Trees: 1 
tree every 3,000 square 
feet.

23,528 sq.ft / 3,000 = 8 
trees 

8 trees Complies   

Fence Applicant proposing 4.5-foot tall vinyl screen 
fence 

Site Plan indicates vinyl 
but elevation provided 
is wood fence.  
Applicant should clarify.  
Planning Commission 
to determine if a fence 
is sufficient or a 
masonry wall is needed 
and if a fence is 
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sufficient, should be 
increased to 6-feet.

General: 1 tree per 
1000 sf of lawn area 
and 1 shrub per 500 sf 
of lawn area   

1,994 sq.ft / 1000 = 2 
trees  
 
1,994 sq.ft / 500 = 4 
shrubs  

2 trees

4 shrubs    

Complies 

Trash Enclosure Screened Screened with masonry 
wall and wood gate

Complies 

Applicant to indicate fence material. Planning Commission to determine if a fence is sufficient or 
a masonry wall is needed and if a fence is sufficient, should be increased to 6-feet. 
 
Items to be Addressed: 1). Indicate fence material; and 2). Planning Commission to determine if 
a fence is sufficient or a masonry wall is needed and if a fence is sufficient, should it be increased 
to 6-feet? 
 
FLOOR PLANS AND ELEVATIONS

Floor plans and elevations have been provided. The materials include a mix of brick, metal siding, 
masonry block, storefront glass, and E.I.Fs.  Due to similar line weights on the elevations it is 
difficult to determine what is brick and what is metal siding.  
 
We encourage the applicant to provide color elevations of all four sides and provide a 3-D model 
of the building to understand the building in context with the surrounding area.  In addition, the 
applicant should provide color elevations of canopy to ensure architectural compatibility. We 
encourage the applicant to match material use and architectural style of the development to the 
west across Hewitt.  
 

 
 
Items to be Addressed:  1). Provide color elevations of the all four sides and canopy and provide 
a 3-D model of the building to understand the building in context with the surrounding area; and 
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2). Encourage the applicant to applicant to match material use and architectural style of the 
development to the west across Hewitt.

STORMWATER AND UTILITIES

We defer to the Washtenaw County Water Resource Commission, Township Engineer and YUCA 
regarding stormwater and utilities.
 
We defer to the appropriate agencies for further comment of stormwater and utilities.
 
SUPPLEMENTAL USE REGULATIONS 

Section 1126 provides additional use regulations:

1. Vehicle fueling/multi-use stations shall directly abut a major thoroughfare.  
 
CWA Response:  The site abuts the major throughfares of Ellsworth and Hewitt. 
 

2. The minimum lot area for vehicle fueling stations shall be fifteen thousand (15,000) square 
feet for stations having no more than two (2) service bays and no more than two (2) pump 
islands. There shall be added three thousand (3,000) square feet for each additional 
service bay and one thousand five hundred (1,500) square feet for each additional pump 
island. At least one (1) street lot line shall be at least one hundred fifty (150) feet in length 
along one (1) major thoroughfare. The lot shall be so shaped, and the station so arranged, 
as to provide ample space for vehicles which are required to wait.   

 
CWA Response:  The site square footage of 38,000 sq/ft meets these square footage 
requirements.   

 
3. The driveway or curb cuts for access to a fueling station shall not be permitted at such 

locations that will tend to create traffic hazards in the streets immediately adjacent 
thereto. Entrances shall be located no less than ten (10) feet from an adjoining property 
line, twenty-five (25) feet if adjacent to residential districts, as extended to the curb or 
pavement. Entrances shall also be no less than twenty-five (25) feet from an intersection 
street right-of-way line extended to the curb or pavement.   
 
CWA Response:  Access shall be reviewed and confirmed by the Township Engineer and 
Washtenaw County Road Commission    

 
4. Setbacks: The following minimum setbacks shall apply to canopies and pump facilities 

constructed in conjunction with the following:  
 

Setback Canopy 
Support 

Pump 
Islands 

Canopy 
Edge
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