
 

 

Township Supervisor 
Brenda L. Stumbo 
Township Clerk 
Debbie Swanson 
Township Treasurer 
Stan Eldridge 

Trustees 
John Newman II 
Gloria Peterson 

Karen Lovejoy Roe 
LaResha Thornton 

REGULAR MEETING AGENDA 
Tuesday, April 8, 2025 

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 March 11, 2025, REGULAR MEETING MINUTES 
 
4. APPROVAL OF AGENDA 
 
5. PUBLIC HEARINGS 

 
6. OLD BUSINESS 

 
A. PRELIMINARY SITE PLAN – UPH YPSILANTI PROPERTY, LLC – 1410 S. HURON STREET 

– PARCEL K-11-38-280-018 – TO CONSIDER THE PRELIMINARY SITE PLAN APPLICATION 
OF UPH YPSILANTI PROPERTY, LCC TO PERMIT THE CONSTRUCTION OF A 4,330 SQ. 
FT. CULVER’S RESTAURANT WITH A DRIVE-THROUGH FOR A 3.43-ACRE SITE ZONED 
TC, TOWN CENTER WITH A SITE TYPE D DESIGNATION.  

 
 
7. NEW BUSINESS  
 
8. OPEN DISCUSSION FOR ISSUES NOT ON THE AGENDA 

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

 
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  
 
 
 



CHARTER TOWNSHIP OF YPSILANTI  
PLANNING COMMISSION MEETING 

Tuesday, March 11, 2025 
6:30 pm 

 

COMMISSIONERS PRESENT 

Elizabeth El-Assadi 
Gloria Peterson 
Larry Doe 
Daryl Kirby 
Amy Kehrer 
 
STAFF AND CONSULTANTS 

Sally Elmiger - Carlisle Wortman 
Dennis McLain – Township Attorney 
 
• CALL TO ORDER/ESTABLISH QUORUM 

MOTION: Ms. El-Assadi called the meeting to order at 6:30 pm. 

 

• APPROVAL OF FEBRUARY 25, 2025, REGULAR MEETING MINUTES 

MOTION: Mr. Doe MOVED to approve the February 25, 2025, regular meeting 
minutes. The MOTION was SECONDED by Mr. Kirby and PASSED by 
unanimous consent. 

 

• APPROVAL OF AGENDA 

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

 

• PUBLIC HEARINGS 

A. CONDITIONAL REZONING – THE WASHTENAW PACE 
INC. / BRIO LIVING SERVICES – 2940 ELLSWORTH ROAD – 
PARCEL K-11-07-300-075 – TO CONSIDER A CONDITIONAL 
REZONING REQUEST APPLICATION TO REZONE 2940 
ELLSWORTH ROAD FROM R-4, ONE-FAMILY RESIDENTIAL 
DISTRICT TO RM-MD, MULTIPLE FAMILY MEDIUM DENSITY 



DISTRICT TO PERMIT THE CONSTRUCTION OF A 3-STORY 
SENIOR ASSISTED AND/OR INDEPENDENT LIVING 
FACILITY ON THE VACANT PORTION OF THIS 6.4-ACRE 
SITE. 

 
PUBLIC HEARING OPENED AT 7:03 PM 
  
Resident asked question regarding taxes in comparison to this project 
  
PUBLIC HEARING ENDED AT 7:07 PM 
 
MOTION: Ms. Peterson MOVED to recommend approval to the Township Board 
with the condition of a Certificate of Occupancy to be obtained by/within 4 years of 
approval; if Certificate of Occupancy is not obtained within that timeframe, the 
applicant will return to the Township Board to request an extension.  
 
The MOTION was SECONDED by Mr. Doe. 
  
Roll Call Vote: Mr. Doe (Yes); Ms. El-Assadi (Yes); Mr. Kirby (Yes); Ms. Peterson 
(Yes); Ms. Kehrer (Yes). 
 
MOTION PASSED. 

 

• OLD BUSINESS 

None 

 

• NEW BUSINESS 
 
A. CONDITIONAL REZONING – THE WASHTENAW PACE INC./BRIO 

LIVING SERVICES – 2940 ELLSWORTH ROAD – PARCEL K-11-07-300-075 
– TO CONSIDER A CONDITIONAL REZONING REQUEST APPLICATION 
TO REZONE 2940 ELLSWORTH ROAD FROM R-4, ONE-FAMILY 
RESIDENTIAL DISTRICT TO RM-MD, MULTIPLE FAMILY MEDIUM 
DENSITY DISTRICT TO PERMIT THE CONSTRUCTION OF A 3-STORY 
SENIOR ASSISTED AND/OR INDEPENDENT LIVING FACILITY ON THE 
VACANT PORTION OF THIS 6.4-ACRE SITE.  

The Planning Commission noted that they considered this request and made their 
decision as part of the Public Hearing agenda item, as described above. 



B. MAJOR PD CHANGE – ALLIED SIGNS, INC. – 2010 WHITTAKER ROAD – 
PARCEL K-11 21-200-040 – TO CONSIDER PROPOSED AMENDMENTS TO 
THE KROGER SIGN PACKAGE ILLUSTRATED ON THE FINAL PLANNED 
DEVELOPMENT (PD) SIGN PLAN FOR THE PAINT CREEK CROSSINGS 
SHOPPING CENTER. 
 

MOTION: Ms. Peterson MOVED to recommend approval to the Township Board 

The MOTION was SECONDED by Mr. Kirby.  

Roll Call Vote: Mr. Doe (Yes); Ms. El-Assadi (Yes); Mr. Kirby (Yes); Ms. Peterson 
(Yes); Ms. Kehrer (Yes). 
 
MOTION PASSED. 

 
• OPEN DISCUSSIONS FOR ISSUES NOT ON AGENDA 

  

• Correspondence Received 

None to Report. 

  

• Planning Commission members 

None to Report. 

  

• 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 

None to Report 

 

• OTHER BUSINESS 

None to Report 

  

• ADJOURNMENT 

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

========================================================== 

Respectively Submitted by  

Lauren Doppke 
Ypsilanti Township Staff Planner 
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CHARTER TOWNSHIP OF YPSILANTI  
PLANNING COMMISSION MEETING 

Tuesday, February 25, 2025 
6:30 pm 

  
  

COMMISSIONERS PRESENT 

Bill Sinkule 
Elizabeth El-Assadi 
Gloria Peterson 
Larry Doe 
Bianca Tyson 
Daryl Kirby 
Amy Kehrer 
  

STAFF AND CONSULTANTS 

Fletcher Reyher, Planning and Development Coordinator 
Sally Elmiger - Carlisle Wortman 
Dennis McLain – Township Attorney 
  

• CALL TO ORDER/ESTABLISH QUORUM 

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

  

• APPROVAL OF JANUARY 14, 2025, REGULAR MEETING MINUTES 

MOTION: Mr. Doe MOVED to approve the January 14, 2025, regular meeting 
minutes. The MOTION was SECONDED by Mr. Kirby and PASSED by 
unanimous consent. 

  

• APPROVAL OF AGENDA 

MOTION: Ms. El-Assadi MOVED to approve the agenda as presented. The 
MOTION was SECONDED by Mr. Doe and PASSED by unanimous consent. 
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• PUBLIC HEARINGS 

SPECIAL LAND USE – UPH YPSILANTI PROPERTY, LLC – 1410 S. HURON 
STREET PARCEL K-11-38-280-018 – TO CONSIDER THE SPECIAL 
CONDITIONAL USE PERMIT APPLICATION OF UPH YPSILANTI 
PROPERTY, LCC TO PERMIT THE CONSTRUCTION OF A 4,330 SQ. FT. 
CULVER’S RESTAURANT WITH A DRIVE-THROUGH FOR A 3.43-ACRE 
SITE ZONED TC, TOWN CENTER WITH A SITE TYPE D DESIGNATION. 

Mr. Fletcher Reyher, Planning and Development Coordinator, presented the 
Preliminary Site Plan and Special Land Use Application from UPH Ypsilanti 
Property, LLC for a proposed 4,330 sq. ft. restaurant & drive-through with 104 seats, 
and a 65-space parking lot. Other site features include an outdoor patio, sidewalk 
connection to Huron Street, lighting, and landscaping. The applicant is purchasing 
the 3.34-acre site from the Township. The restaurant will occupy a portion of the 
parcel, and the remaining portion of the site will remain vacant for now. All access 
will be off Brinker Way via the access road developed by the Aldi project. The 
property is zoned TC, Town Center with a Site Type D Designation. Restaurants are 
permitted and uses with drive-through facilities are allowed via special land use. 

Mr. Fletcher Reyher presented an aerial view of the land and informed the 
Commission that the site plan submitted has been reviewed by township staff and 
consultants in accordance with all procedures. Carlisle Wortman Associates reviewed 
the site plan and has recommended multiple items to be discussed with the planning 
commission prior to the applicant going to the Zoning Board of Appeals. 
 
Reviews of different departments: 
 

• OHM: The Townships Engineering consultant recommended approval of the site 
plans in their letter dated January 7, 2025. OHM has provided the applicant with 
detailed engineering comments that would be addressed at the time of final site 
plan and detailed engineering review. 

• Ypsilanti Community Utilities Authority: YCUA recommended approval in 
their letter dated January 21, 2025. 

• Ypsilanti Township Fire Department: YTFD has recommended approval in a 
letter dated January 2, 2025. 
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• Water Resources Commission: WRC asked the applicant to address four items 
in their most recent letter dated January 15, 2025. These items will be addressed at 
the time of final site plan review. 

• Washtenaw County Road Commission also shared a handful of comments with the 
planning department. These comments will be addressed at the time of the final 
site plan. 

 

Mr. Fletcher Reyher, Planning and Development Coordinator, informed the 
Commission that Sally Elmiger (Planning Consultant - Carlisle Wortman) would 
provide the report from Carlisle Wortman. 

Ms. Elmiger informed the Commission that she reviewed the project, and a 
postponement from the Planning Commission would have the project to be presented 
to the ZBA for decisions on the variances. 

Ms. Elmiger stated that Carlisle Wortman recommended approval of the Special 
Land use as it is consistent with the Master Plan and the vision for the town center 
area. 

Ms. Elmiger suggested that the Planning Commission to consider having the 
discussion with the applicant on the following: 

• To discuss the need for excess impervious surface due to parking space length. 
• To consider waiver of striping/signage of loading space for deliveries. 
• Applicant to obtain a variance to locate service lane/waiting spaces in front yard. 
• Planning Commission to consider ordinance criteria regarding 

waiving/modifying requirement for 30 deficient landscape trees. 
• Provide downward facing, shielded alternative for light fixture “P” due to higher 

than permitted Kelvin rating, and higher than permitted footcandles, to be 
evaluated at Final Site Plan review. The color temperature is 4000 Kelvin, above 
the 3500 Kelvin requirement. An alternative fixture that meets the Kelvin 
requirement could be used and evaluated at Final Site Plan review. 
 

Commissioner inquired about the proposed underground water storage system under 
the parking lot and the concern of having it fixed during a technical issue and the 
possibility of moving the trees away from the area (since the roots of the trees can in 
filtrate the water system); The Township Engineer Stacie Monte (OHM) informed 
the Planning Commission that they discourage in planting trees above utilities. Since 
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the storm sewer is privately owned and operated it would be the owners right/ 
discretion on the choice. Ultimately OHM would request the applicant to provide 
maintenance schedule on the plans. 
 
Commissioner Kirby inquired about the problems that could arise due to the 
deficiency of trees; Matt Cole (site engineer) shared with the Planning Commission 
that the ordinance requires trees to be planted for every square foot on the site. Trees 
would be placed around the edge and in places that would require them. Matt Cole 
stated that there would be about seven feet of soil over the top of the underground 
water system (stone and fabric), and it would not cause any problem to the roots. A 
revised draft on the lights (that meets the ordinance) has been submitted to Mr. 
Fletcher Reyher for review. 
 
Commissioner Peterson inquired about the reason for the long parking spaces/ 
loading spaces; Mr. Cole stated that the best parking space that is always 
recommended to clients is a 20-foot-long space and a 24-foot drive aisle. Some 
municipalities allow it to go down to 16-18 feet. The problem arises when parking 
SUVs and other similar cars, it would be difficult to reverse. The restaurant serves 
lunch/ dinner and opens at 10 am. Deliveries are usually around 8 am or earlier. The 
vehicle pulls close to the door to drop supplies off. 
 
PUBLIC HEARING OPENED AT 6:45 PM 
  
Hearing None. 
  
PUBLIC HEARING ENDED AT 6:45 PM 
 
MOTION: Ms. El-Assadi MOVED to postpone the Special Land Use request for the 
construction of a 4,330 sq. ft. restaurant and drive-through at the property located at 
1410 S. Huron Street, Ypsilanti, MI 48197, Parcel K-11-38-280-018 to allow the 
applicant time to obtain the required variances as outlined in the Planning 
Commission Packet. 
 
The MOTION was SECONDED by Mr. Doe. 
  

Roll Call Vote: Mr. Doe (Yes); Ms. Tyson (Yes); Mr. Sinkule (Yes); Ms. El-
Assadi (Yes); Mr. Kirby (Yes); Ms. Peterson (Yes); Ms. Kehrer(Yes). 
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MOTION PASSED. 

 

• OLD BUSINESS 

None to Report 

 

• NEW BUSINESS 
 
a. PRELIMINARY SITE PLAN – UPH YPSILANTI PROPERTY, LLC – 1410 S. 

HURON STREET – PARCEL K-11-38-280-018 – TO CONSIDER THE 
PRELIMINARY SITE PLAN APPLICATION OF UPH YPSILANTI 
PROPERTY, LCC TO PERMIT THE CONSTRUCTION OF A 4,330 SQ. FT. 
CULVER’S RESTAURANT WITH A DRIVE-THROUGH FOR A 3.43-ACRE 
SITE ZONED TC, TOWN CENTER WITH A SITE TYPE D DESIGNATION. 

 

MOTION: Ms. El-Assadi MOVED to postpone the Preliminary Site Plan request 
for the construction of a 4,330 sq. ft. restaurant and drive-through at the property 
located at 1410 S. Huron Street, Ypsilanti, MI 48197, Parcel K-11-38-280-018 to 
allow the applicant time to obtain the required variances as outlined in the 
Planning Commission Packet. 
 
The MOTION was SECONDED by Mr. Kirby. 

  
Roll Call Vote: Mr. Doe (Yes); Ms. Tyson (Yes); Mr. Sinkule (Yes); Ms. El-
Assadi (Yes); Mr. Kirby (Yes); Ms. Peterson (Yes); Ms. Kehrer (Yes). 

 

MOTION PASSED. 

 

b. SPECIAL LAND USE – ZAWIYAH FOUNDATION, LLC – 5718 
WHITTAKER ROAD – PARCEL K-11-21-300-034 – TO CONSIDER THE 
SPECIAL CONDITIONAL USE PERMIT APPLICATION OF ZAWIYAH 
FOUNDATION, LLC TO PERMIT THE ESTABLISHMENT OF A HOUSE OF 
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WORSHIP FOR A 0.71-ACRE SITE ZONED NB, NEIGHBORHOOD 
BUSINESS. 
 

Mr. Fletcher Reyher, Planning and Development Coordinator, presented the 
Preliminary Site Plan and Special Land Use Application from Zawiyah 
Foundation LLC to use the existing building located at 5718 Whittaker Road for 
worship and prayer for the Zawiyah Foundation. 

Mr. Fletcher Reyher informed the Planning Commission that Zawiyah Foundation 
LLC was present at the January 14, 2025, meeting and the request for preliminary 
site plan and special land use was postponed for the applicant to address certain 
items that the commissioners had requested. 

At the January 14, 2025, meeting the Planning Commission had requested the 
following: 

• Applicants plan once their members grow from the current 12 to 19 when the 
maximum occupancy of the current building configuration is 19 persons. 

• The applicant to address the deficient number of trees and shrubs in their 
landscaping plan. 

• The applicant to install an eight-foot-wide safety path along the street frontage, 
instead of the five-foot proposed sidewalk. 

• The applicant to provide documentation that no loading/ unloading zone is 
needed for their use. 

 

Mr. Fletcher Reyher informed the Planning Commission that Zawiyah Foundation 
LLC did provide a response letter to these specific requests and have revised their 
plans. 

Ms. Elmiger informed the Commission that she reviewed the project, and the 
applicant had provided additional information as requested. The applicant has 
stated that they would present a request to the Planning Commission in case they 
do outgrow the space (requesting the expansion of the building). The applicant has 
proposed the increase of trees/ shrubs adding landscaping to the site (west side of 
the property; residential side). The applicant has provided a three-foot extension; 
the current five-foot-wide sidewalk will be extended to eight feet, which meets the 
ordinance requirement. The applicant has provided documentation on not having 
the requirement for the loading zone. 
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Commissioner Kehrer inquired about the large tree at the front that could tamper 
with the power lines/ utilities; Ms. Elmiger stated that the tree was a hackberry, 
and the Commissioners could request the applicant to modify the landscaping. 

Sebastian Robbins (representing Zawiyah Foundation) shared about increasing the 
five-foot sidewalk to eight-foot sidewalk, which was modified. The applicant 
made changes to the landscaping as requested (the green barrier towards the 
neighboring residents) and the need for a loading zone is not required. The 
increase in members is most likely not to occur but if it does happen and an 
expansion of the building is needed, it would be brought to the Planning 
Commission. 

Commissioner Peterson inquired about the type of organization/ parking lot; 
Sebastian Robbins stated that Zawiyah means corner, a place for prayer (Sufi 
Organization); opened for five daily prayers. The property currently has ten 
parking lots plus a dedicated handicap parking space. Usually there are about six 
people at a prayer session. 

Commissioner Peterson inquired about the future plans in case of an expansion; 
Ms. Elmiger informed Commissioner Peterson that the foundation cannot have 
more than 19 people and the parking lot is available only for 12 vehicles, any 
expansion would require the applicant to present a request to the Planning 
Commission. 

MOTION: Ms. El-Assadi MOVED to approve the Special Land Use Permit 
submitted by Zawiyah Foundation, LLC to permit establishment of a house of 
worship, utilizing the existing building on the 0.71-acre site zoned NB, 
Neighborhood Business, located at 5718 Whittaker Road, Ypsilanti, MI 48197, 
Parcel K-11-21-300-034, as the proposal meets the criteria in Article 10, Special 
Land Use with the following conditions: 
 
• The applicant shall address all outstanding comments from reviewing agencies 

prior to Final Site Plan Approval. The applicant shall revise all plan sheets to 
reflect the results of this evening’s discussion. 

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

• All vehicles must be parked in the designated spaces in the parking lot, as 
outlined in the plans dated November 19, 2024, and included in tonight’s 
Packet. Parking in undesignated spaces or on unpaved areas outside of the 
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designated spaces is prohibited. The construction of an additional car park is 
prohibited without the required Township review and approval. 

• The building is limited to an occupant load of nineteen (19) people, as shown 
on the plans in tonight’s packet. 

• Change of shade tree at the front to ornamental trees/ shrubs that will not grow 
taller than the lowest utility line out front (the tree below the power line) and 
any other conditions based upon the planning commission discussion. 
 

The MOTION was SECONDED by Mr. Kirby. 
  

Roll Call Vote: Mr. Doe (Yes); Ms. Tyson (Yes); Mr. Sinkule (Yes); Ms. El-
Assadi (Yes); Mr. Kirby (Yes); Ms. Peterson (Yes); Ms. Kehrer (Yes). 

 

MOTION PASSED. 

 

c. PRELIMINARY SITE PLAN – ZAWIYAH FOUNDATION, LLC – 5718 
WHITTAKER ROAD –PARCEL K-11-21-300-034 – TO CONSIDER THE 
PRELIMINARY SITE PLAN APPLICATION OF ZAWIYAH FOUNDATION, 
LLC TO PERMIT THE ESTABLISHMENT OF A HOUSE OF WORSHIP FOR 
A 0.71-ACRE SITE ZONED NB, NEIGHBORHOOD BUSINESS. 
 
MOTION: Ms. El-Assadi MOVED to approve the Preliminary Site Plan 
submitted by Zawiyah Foundation, LLC, to  
permit establishment of a house of worship, utilizing the existing building on the 
0.71-acre site zoned NB, Neighborhood Business, located at 5718 Whittaker Road, 
Ypsilanti, MI 48197, Parcel K-11-21-300-034, with the following conditions: 
 
• The applicant shall address all outstanding comments from reviewing agencies 

prior to Final Site Plan Approval. The applicant shall revise all plan sheets to 
reflect the results of this evening’s discussion. 

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

• All vehicles must be parked in the designated spaces in the parking lot, as 
outlined in the plans dated November 19, 2024, and included in tonight’s 
Packet. Parking in undesignated spaces or on unpaved areas outside of the 
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designated spaces is prohibited. The construction of additional parking is 
prohibited without the required Township review and approval. 

• The building is limited to an occupant load of nineteen (19) people, as shown 
on the plans in tonight’s packet. 

• Change of shade trees at the front to ornamental trees/ shrubs that will not 
grow taller than the lowest utility line out front (the tree below the power line) 
and any other conditions based upon the planning commission discussion. 
 

The MOTION was SECONDED by Mr. Kirby. 
  

Roll Call Vote: Mr. Doe (Yes); Ms. Tyson (Yes); Mr. Sinkule (Yes); Ms. El-
Assadi (Yes); Mr. Kirby (Yes); Ms. Peterson (Yes); Ms. Kehrer (Yes). 

 

MOTION PASSED. 

 

d. ELECTION OF OFFICERS FOR 2025 CALENDER YEAR – AT THE 
FIRST REGULAR MEETING EACH YEAR, THE PLANNING COMMISSION 
SHALL SELECT FROM ITS MEMBERSHIP A CHAIRPERSON, VICE 
CHAIRPERSON, AND SECRETARY. 
 

Mr. Fletcher Reyher, Planning and Development Coordinator, informed the 
Planning Commissioners that they would need to elect a Chairperson, a Vice 
Chairperson and a secretary (at the first regular meeting each year). February 25, 
2025, was the first meeting with all members present. 

Ms. Peterson nominated Ms. Elizabeth El-Assadi as Chair; Ms. Elizabeth El-
Assadi accepted the nomination. 
 
Ms. Peterson nominated Mr. Sinkule as Vice Chair; Mr. Sinkule accepted the 
nomination. 
 
Mr. Larry Doe nominated Mr. Daryl Kirby as Secretary. 
 
MOTION: Ms. Peterson MOVED to nominate Ms. Elizabeth El-Assadi as Chair; 
Mr. Bill Sinkule as Vice Chair and Mr. Larry Doe nominated Mr. Daryl Kirby as 
Secretary for the year of 2025 Planning Commission. 
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The MOTION was SECONDED by Ms. Tyson. 

  
Roll Call Vote: Mr. Doe (Yes); Ms. Tyson (Yes); Mr. Sinkule (Yes); Ms. El-
Assadi (Yes); Mr. Kirby (Yes); Ms. Peterson (Yes); Ms. Kehrer (Yes). 
 
MOTION PASSED. 

 

• OPEN DISCUSSIONS FOR ISSUES NOT ON AGENDA 

  

• Correspondence Received 

None to Report. 

  

• Planning Commission members 

None to Report. 

  

• Members of the audience 

None to Report. 

  

• TOWNSHIP BOARD REPRESENTATIVE REPORT 

Ms. Peterson informed the Planning Commission of the upcoming second senior 
budget meeting from Washtenaw County. 

  

• ZONING BOARD OF APPEALS REPRESENTATIVE REPORT 

None to Report 

  

• TOWNSHIP ATTORNEY REPORT 

 None to Report 
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• PLANNING DEPARTMENT REPORT 

None to Report 

 

• OTHER BUSINESS 

Mr. Fletcher Reyher informed the Planning Commission that this was his last 
Planning Commission meeting with Ypsilanti Township since he has accepted a new 
role with Dexter Township. 

  

• ADJOURNMENT 

MOTION: Ms. El-Assadi MOVED to adjourn at 7:20 pm. The MOTION was 
SECONDED by Ms. Peterson and PASSED by unanimous consent. 

  

========================================================== 

Respectively Submitted by Minutes Services 
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Date:  August 21, 2024
Rev.:  January 24, 2025

Preliminary Site Plan and Special Use Review 
For 

Ypsilanti Township, Michigan

Applicant:  UPH Ypsilanti Property LLC
(Represented by Charles Paisley)

Project Name: Culver’s Restaurant and Drive-Through

Plan Date: July 18, 2024 

Latest Revision: December 20, 2024

Location: 1410 Huron St. (On west side of South Huron Street, just north of Aldi 
site at Brinker Way)

Zoning: FB, Form Based District – Town Center

Action Requested: Preliminary Site Plan and Special Use Approval

PROJECT AND SITE DESCRIPTION

The applicant is proposing to develop a Culver’s restaurant on the west side of Huron St., just north of the 
new Aldi food store.  Culvers is proposing to construct a 4,330 sq/ft building with 104 seats, and 65-space 
parking lot.  The business will include a drive-through component, with two order stations.  Other site 
features include an outdoor patio, sidewalk connection to Huron St., landscaping, and lighting.  

The applicant is purchasing the 3.43-acre site from the Township.  The restaurant will occupy a portion of 
the parcel, and the remaining portion of the site will remain vacant for now.  All access will be off Brinker 
Way via the access road developed by the Aldi project. 



Huron Street Culver’s Restaurant & Drive-Through
January 24, 2025

2 

The subject site is zoned FB, Form Based Mixed Use – Town Center, and is categorized as a Site Type D. 
Food uses (such as restaurants) are permitted, and uses with drive-through facilities are allowed via 
special use.  Single-tenant, single-story buildings (Building Type B) are permitted.  An aerial of the subject 
site is provided below. 

Figure 1. Aerial Image of Subject Site and Vicinity

Source: MapWashtenaw (Image Capture 2022)

Size of Subject Site:
3.43 acres

Current Use of Subject Site:
Vacant 

Current Zoning:
FB, Form Based – Town Center District

Proposed Use of Subject Property:
Restaurant with Drive-through

Adjacent zoning and land uses are as follows: 
Direction Zoning Use

North FB, Form Based Mixed Use- Town Center Vacant
South FB, Form Based Mixed Use- Town Center Aldis Grocery Store
East FB, Form Based Mixed Use- Town Center Automotive Glass Co. (Across Huron St.)

West FB, Form Based Mixed Use- Town Center
Printing Co. & 

Multi-tenant commercial building

Subject 
Site



Huron Street Culver’s Restaurant & Drive-Through 
January 24, 2025 
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Remainder of Property
As mentioned above, the proposed project does not occupy the entire 3.43 acres.  The cover letter with 
the first submission (dated July 29, 2024) stated that: “At this time, it is unknown what will become of 
the undeveloped northern portion of the property.  The owner may elect to let it remain undeveloped or 
he may attempt to develop it in the future at a later date.”   

The property is designated a “Site Type D.”  If the northern portion of this property is split off in the 
future, then the Culver’s site must be a minimum of 2-acres in size to be consistent with the “Site Type 
D” standards that allow a drive-through component (drive-through facilities are only permitted on “Site 
Type D” properties). We recommend that this be a condition of any approval of the plans. The 
applicant’s most recent response memo (dated December 26, 2024) acknowledges this requirement. 

Also, because the possibility of a land division is feasible, any ordinance requirements for the Culver’s 
Site Plan must be located/satisfied on land that would reasonably be included in the parcel occupied by 
the Culver’s restaurant. 

Items to be Addressed: 1) Recommend conditioning any approval of the Culver’s Site Plan on any future 
land division to result in a minimum 2-acre property for the Culver’s site to comply with the minimum site 
area for drive-through facilities and the Site Type D standards.  

MASTER PLAN

The site is designated as Township Core and is intended to be the urbanized core of the community.  It 
includes the governmental center made up of the Civic Center, County Courthouse, and the district library.  
Huron Street and the immediate surrounding area is meant to host a mix of uses from multiple-family 
residential to commercial to light industrial.   Neighborhood scale retail and services including restaurants 
that offer various food options are encouraged in this district.  
 
Applicable design concepts in the Master Plan that apply to this project include:  

 Architectural design must create an interesting visual experience for both sidewalk users at close 
range and for those viewing the skyline from a distance.  

 Design creativity with regard to materials will be encouraged, although low quality materials or 
building designs that inhibit activity on the corridor will not be permitted. 

 
The building architecture clearly uses quality materials, creating an attractive corporate design for 
business identification.  The revised site plan locates the building closer to Huron St. and reduces the 
amount of vehicle pavement/uses in the front yard, strengthening the pedestrian connection between 
the patio/bike parking and the sidewalk along Huron.  These changes create a more welcoming experience 
for pedestrians, as envisioned by the Master Plan.   
 
The proposed use of the site as a restaurant that can both serve the regional market, but also local 
neighborhoods is consistent with the Master Plan.  
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NATURAL FEATURES

Topography: The site has significant topography, sloping down from Huron Street to 
the east.  The west boundary of the subject site is approximately 21 feet 
lower than the elevation of the Huron St. sidewalk.  While the site slopes 
downward from the street, there is a gentler cross grade change north-
to-south.    

 
Aldis raised the level of their site approximately 14 to 18-feet to bring the 
finished floor of their building up to the elevation of the Huron St. 
sidewalk adjacent to their property.  Culvers is proposing to do something 
similar, but not to the same degree.  The finished floor of their building 
will be a few feet lower than the elevation of the Huron St. sidewalk.   

 
Woodlands/Wetlands: In 2006, when the property was purchased by the Township, they 

completed a woodland and wetland delineation.  According to Township 
records, the Township addressed all environmental requirements to 
prepare the site for development. 

 
Items to be Addressed:  None.  
 
 
AREA, WIDTH, HEIGHT, SETBACKS 

The proposed development is being constructed under “Building Form B” requirements.  Building 
placement and orientation are also discussed under Sec. 507(B) of the Form-Based ordinance. 
 

 Required / Allowed Provided 
Complies with 

Ordinance 

Front Setback 
(Huron Street) 

10-foot to 30-foot build-to-line  
Building located 74 feet from 

the Huron Street ROW 
Requires Variance  

(See Below) 

Side Setback 
No minimum side setback / if 
provided, minimum of 5 feet 

245 feet (north) 
44 feet (south) 

Complies 

Rear Setback 10 feet 211 feet Complies

Impervious Surface 80% maximum 64.6% Complies 

Building Height (Feet) 
Minimum: 14 feet 
Maximum: 38 feet 

23 feet Complies 

Building Height (Stories) 
Minimum: 1 story 

Maximum: 3 stories 
1 story Complies 

Front Setback:  Our previous review discussed some differences between the siting of the Aldi building 
and the Culver’s building; however, the applicant’s response memo explains that the elevation of the 
access driveway (west side of Aldis) that will extend to Culver’s dictates the elevation of the Culver’s 
building to allow acceptable grades for ADA access.  
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Regarding the front setback, the revised plans have shifted the building 11.5-feet closer to Huron St., 
reducing the size of the needed variance.  The applicant has worked with the Planning staff to try and 
meet the form-based requirements.   However, they note that due to significant site topography and the 
existing elevation of the access road, they seek a variance for the Huron Street frontage.  The variance is 
to be considered by the Zoning Board of Appeals.   
 
Impervious Surface. As requested, Sheet C-105 indicates that the project has an impervious calculation 
of 64.6%.  Also as requested, the plans indicate that this calculation only includes the land that will be 
included in the future land division  (or the proposed parcel after the northern portion is split off in the 
future). 

Items to be Addressed:  1) Applicant to obtain front setback variance.   
 
 
PARKING, LOADING

Sec. 1205, Parking requirements, Sec. 507(C), Design standards, and Sec. 1118, Drive-in and drive-through 
facilities, require the following regarding parking: 
 

Parking 
Requirements 

Number of Spaces Required Number of Spaces Provided 
Complies with 

Ordinance 

Number of Spaces 
for Drive-Through 
Restaurant 

0.7 per seat (alt. 3 spaces for 
every 4 seats) =  

(0.7 x 104 seats; or 3 x (104/4)) 
=  

73 to 78 spaces 

65 parking spaces
(including 2 “bus” spaces) + 
8 “waiting” spaces for drive-

through customers and 3 spaces 
for food delivery services 

= 
76 spaces 

Complies 

Barrier-Free Spaces 
3 spaces 

(including one “van-accessible” 
BF space) 

3 spaces 
(including one “van-accessible” 

BF space) 
Complies 

Stacking Spaces 10 spaces 13 spaces Complies

Loading spaces 1 space 1 space Complies 
(See Below) 

Bicycle parking 2 spaces 2 spaces Complies 

Parking Location 

Located in a side or rear yard; 
screened with a minimum 30-

inch masonry wall on the 
required building line, or within 5 
feet of the required building line. 

Parking is located in a front, side, 
and rear yard.  No screen wall is 

proposed 

Requires Variance 
(See Below) 

Parking Adjacent to 
Required Building 
Line (build-to line) 

No more than 25% of total lineal 
feet or 60 feet, whichever is less, 

shall be occupied by parking 
along the building line 

The Parking lot is located behind 
the front face of the building, 

and not adjacent to the required 
Building Line.  Therefore, this 
provision doesn’t apply to this 

project. 

N.A. 
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Parking Space Size.  The ordinance requirements for a typical parking space is 9’ x 18’.  The proposed 
parking spaces are 20-feet-long, and could be shortened to minimize impervious surface on site.  The 20-
foot-long spaces (not adjacent to sidewalk/greenbelt) could be shortened to 18-feet-long, and the spaces 
that abut a 7-foot-wide sidewalk (next to building) could be shortened to 16-feet-long.  The spaces that 
abut the vacant portion of the site (north property line) are shown at 18-feet-long, and could also be 
shortened to 16-feet.  So much of the site is occupied by impervious surfaces, the Planning Commission 
could discuss these reductions permitted by the ordinance. 

Loading/Unloading Space.  The Form-Based ordinance and site plan requirements state that a 
loading/unloading space and specifications be shown on the plans.  The revised plans show a 10’ x 55’ 
loading space on the north side of the building.  The Form-Based ordinance goes on to state that the 
loading space shall be designated by markings or signage to limit conflicts between delivery vehicles and 
patrons.  Sheet C-102 explains that this space will not be stripped in the field, and loading will only occur 
during non-business hours.  Sec. 1207(2)(F) gives the Planning Commission the ability to grant a waiver in 
the loading space requirements.  The Planning Commission should determine if striping/signage is needed 
to identify the loading space on site.    

 
Parking Location/Parking Adjacent to Required Build-To Line.   
a. As mentioned in our previous review, three (3) parking spaces are located directly in front of the 

dumpster screen.  Sheet C-102 on the revised plans notes that trash haulers will be scheduled during 
non-business hours (or 7am-10am) and will not conflict with customer use of the adjacent parking 
spaces or sidewalk.  As requested, the turning movements of a trash hauler are shown on the plans.  

 
b. The service lane is an integral part of the parking lot, and the ordinance requires locating parking 

facilities in the side or rear yard.  While most of the parking complies with this requirement, the service 
lane and approximately five “waiting” spaces are located in the front yard, and do not comply with 
the ordinance.  The plans have been revised to reduce the extent of the service lane/waiting spaces 
in the front yard, but this condition can’t be helped given the orientation of the drive-thru and needed 
vehicular circulation.  A variance will be required. 

 
c. When parking is located in a side yard, the side abutting the required building (build-to) line adjacent 

to the right-of-way must be screened with a minimum 30-inch-tall masonry screen wall on the build-
to line, or within five-feet of this line.  The applicant’s response memo explains that the site will be 
4.5-feet below the elevation of the street, and a 2.5-foot-tall wall will not screen the lot.  The 
landscape plan shows shrubs (between 3-5 feet tall) are proposed along most of the parking lot that 
fronts on the build-to line, which will help to screen this lot from the street.  The Form-Based 
ordinance allows the Planning Commission the ability to modify greenbelt provisions, as long as the 
modification does not pose a safety issue, the modification is compatible with adjacent uses and the 
Master Plan and won’t adversely impact public utilities/services or off-site natural features. 

 
Items to be Addressed: 1) Planning Commission to discuss need for excess impervious surface due to 
parking space length.  2) Planning Commission to consider waiver of striping/signage of loading space for 
deliveries, as described on Sheet C-102.  3) Applicant to obtain a variance to locate service lane/waiting 
spaces in front yard.  4) Planning Commission to determine if no screen wall along parking lot edge facing 
Huron St. meets the criteria in ordinance to waive the masonry screen wall.  
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SITE ACCESS, CIRCULATION, AND TRAFFIC

The project will be accessed via a new roadway constructed by the Aldis project off Brinker Way.  The 
roadway across Aldis’ property is located in an access easement to allow vehicles to enter the Culvers’ 
property from this road. 
 
The pavement design will allow vehicles to circulate around the site.  Also, an “escape lane” is provided 
for the drive-through lane, which is a positive safety feature of the plan.   
 
Fire truck and delivery truck turning movements are shown on Sheet C-102.   
 
Pedestrian Facilities.   
1) The Form-Based ordinance calls for a site layout that provides safe and convenient pedestrian and 

bicycle access to and within the subject site and between adjacent sites.  The Culver’s plan shows a 
sidewalk connection from the Huron St. sidewalk to the patio.  This sidewalk crosses the vehicle access 
lane (from the drive-thru) and is located so that vehicles have sufficient distance to see pedestrians.  
The bike rack is directly next to the outdoor patio, which will be convenient for people arriving by 
bike.  (See our comments regarding access to the bike rack from the sidewalk under the “Screening & 
Landscaping” section below.) 

2) A sidewalk connection is also provided on the west side of the site that connects to the Aldis sidewalk 
along the shared roadway easement.  This sidewalk then directly connects pedestrians to the Culver’s 
front door, along the entrance driveway to the restaurant.   

3) A seven-foot-wide sidewalk is proposed along the north side (front) of the building that connects to 
the outdoor dining patio.  This sidewalk also connects to a service door along the west side (rear) of 
the building.   

4) One pedestrian door is also located on the south side of the building.  As requested, a paved surface 
has been added to allow customers/employees to use this door if needed. 

5) The Form-Based ordinance also encourages sidewalks fronting the public right-of-way to be designed 
to accommodate space for activities such as outdoor dining.  The plan shows an outdoor patio 
(approx. 680 s.f. in size) on the north side of the site.   

 
Items to be Addressed:  None. 
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SCREENING & LANDSCAPING

 Required Provided Compliance 

Street Yard Landscaping, per 
frontage:  
 1 large deciduous tree per 40 l.f.  
 1 ornamental tree per 100 l.f. 
 1 shrub per 10 l.f.  

251 l.f./40 l.f. = 6 large dec. trees 
251 l.f./100 l.f. = 3 orn. trees  
251 l.f./10 = 25 shrubs 

6 dec. trees 
3 orn. trees 
25 shrubs 

Complies 

General Landscaping: 
1 tree per 1,000 s.f. 
1 shrub per 500 s.f. 

24,254 s.f./1,000 s.f. = 24 large trees*
24,254 s.f./500 s.f. = 48 shrubs 
*Mix deciduous and evergreen 

0 trees 
+ 48 shrubs 

Deficient by 
24 trees; 

Complies for 
shrubs 

(See Below) 

Parking Lot Interior:
1 large deciduous tree per  
2,000 s.f. of pavement  

37,835 s.f./2,000 s.f. = 19 large trees 13 trees
Deficient by 

6 trees
(See Below) 

Parking Lot Perimeter: 
1 large deciduous tree per 40 
lineal feet of perimeter

 
900 l.f./40 l.f. = 22 trees 
 

22 trees Complies 

Mitigation  Information provided; 2 large trees 0 trees (See Below) 

A. Street Yard Landscaping:   
1) Due to the possibility that the northern portion of the site could be split off in the future, the 

calculations are based on a frontage calculation that would create a 2-acre parcel, or 251-lineal 
feet.  We consider this appropriate.   

2) As requested, trees that are outside of the 2-acre parcel boundaries are not counted toward the 
Culver’s Front Yard Landscaping requirements. 

 
B. Landscape Plan Requirements: The landscape plans have been revised and have addressed our 

previous comments regarding a Plant Schedule (i.e., Plant List), a perennial planting detail, and 
calculations for General Landscaping, Parking Lot Interior landscaping, and Parking Lot Perimeter 
landscaping.  How the revisions meet the ordinance requirements are summarized below.  Also, 
please note the ordinance provision for Planning Commission modifications/waivers below.   
1) All of the trees shown on the plans were counted toward the other landscaping requirements; 

there were no trees left over to count toward the General Landscaping requirements.  The 
ordinance does not permit “double counting” plant material toward more than one requirement.  
The General Landscaping proposed is deficient by 24 large trees; however, they did add evergreen 
trees to the plant mix, which is a positive change. 

2) The plans are deficient by six (6) Parking Lot Interior trees. 
3) The plans meet the Parking Lot Perimeter requirements.   

 
C. Proposed Plant Material: 

1) As requested, the species that are prohibited by the ordinance were switched out for species that 
are allowed.   
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2) Also, the proposed plant material sizes listed in our previous review were adjusted to meet 
ordinance requirements.   (Note that the Plant List should update the size of the ‘Spilled Wine’ 
Weigela to be a minimum size of 30-inches.) 

 
D. Irrigation: The ordinance requires that the Landscape Plan include a note stating that the site will 

have an underground irrigation system for all landscaped areas.  This is provided in Note #8 on Sheet 
L-1. 

The Planning Commission may waive or modify the above standards (B above) in the following situations 
(Note:  We only list the criteria that apply to a new development): 
1) Where a proposed modification cannot be reasonably accomplished in strict adherence to this section 

due to existing site or building constraints. 
2) Where the addition of new landscape material would serve no good purpose due to its relation to 

existing plant material, changes in grade, or other site characteristics. 
3) Where the intent of this Section can be met through reasonable alternatives. 
 
In our opinion, the site has areas outside of the proposed watermain easement and access road easement 
that could accommodate additional trees.  The Planning Commission will need to consider whether the 
proposal meets the criteria in the ordinance to waive/modify the landscaping requirements. 
 
Other Requirements 
 

Bike Rack Access:  The landscape plan shows plant material between the sidewalk from Huron St., 
and the bike rack.  This means that someone on a bike will need to walk their bike through the patio 
to lock it up on the rack.  Could a small portion of the landscape bed next to the bike rack be a concrete 
pad that would allow someone on a bike to access the rack from the sidewalk vs. through the patio?

Raingardens:  Sec. 1301(F) requires non-single-family residential site plans to incorporate raingardens 
and bioswales per the Washtenaw County Water Resource Commissioner’s standards, unless the 
applicant can prove to the satisfaction of the Township engineer that these features are not practical.  
We defer this ordinance requirement to the Township Engineer. 

Trash and Recycling Containers:  The site plan shows a dumpster screen behind the building.  The 
access gates to the dumpsters face the north side of the site.  The pedestrian entry point faces the 
west side of the building, screening view of the dumpster through this pedestrian access from view of 
the parking lot.   

A dumpster screen detail is provided on Sheet C-1, showing an 8-foot-tall dumpster screen.  The Form-
Based ordinance requires that the screen’s materials be consistent with the building walls.  The screen 
details indicate that the veneer on the screen will be manufactured stone to match the building, 
meeting this requirement.       

Equipment Screening:  At-grade equipment appears to be screened.  

Existing Trees:  The Woodland Protection ordinance (Chapter 24, Article III) states that existing trees 
of eight-inch diameter at breast height (DBH) or greater shall be shown on a site plan.  The existing 
trees shall be tagged in the field, and identified on the plan by their location, common and botanical 
name, DBH, condition, and if the tree is to remain or removed.   
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Replacement trees are required if trees will be removed outside of grading, buildings, or pavement.
In reviewing the plans, the project proposes to remove 25 native trees that are 8-DBH in size or 
greater.  However, all but two (2) of these trees are within the proposed grading, building, or 
pavement.  Therefore, Sec. 24-68 requires that two (2) trees, a minimum of 2-caliper-inches in size, 
be planted to mitigate for the proposed tree removal.  Note that trees planted to meet the 
landscaping requirements cannot be double counted as mitigation trees.     

 
Items to be Addressed: 1) Planning Commission to consider ordinance criteria regarding 
waiving/modifying requirement for 30 deficient landscape trees.  2) Consider small concrete pad between 
front sidewalk and bike rack so a cyclist doesn’t have to walk their bike through the patio to get to the 
rack.  3) Defer evaluation of raingardens/bioswale requirement to Township Engineer.  4) Provide two (2) 
mitigation trees on site, a minimum of 2-caliper inches in size.  
  
 
LIGHTING

A Lighting Plan has been submitted.  We have the following comments: 
1) We requested manufacturer cut sheets of building-mounted light fixture “N,” which has been 

provided.  This fixture is a downward-facing fixture recessed in the building canopies.  This fixture 
comes in the required 3500 Kelvin color temperature.  It doesn’t appear to come with a house-side 
shield; however, the light source is recessed into the canopy, creating a shield.  

2) A manufacturer cut sheet of light fixture “P” has been provided.  This building-mounted fixture is 
located on the rear façade (near the service door), shines light downward, and the housing shields the 
light source, as required.  The color temperature is 4000 Kelvin, above the 3500 Kelvin requirement.  
An alternative fixture that meets the Kelvin requirement could be used and evaluated at Final Site 
Plan review.   

3) A manufacturer cut sheet of light fixture “S” has been provided.  This is a decorative fixture that’s 
located at the four corners of the building.  The fixture is shielded but only comes in 4000 Kelvin color 
temperature.  However, the ordinance allows higher Kelvin ratings if used exclusively for the 
decorative illumination of certain building façade features.  The applicant should state if this fixture is 
for decorative illumination through color of certain building façade features.  This fixture is specified 
on the photometric plan to only shine light in a downward direction, as required.       

4) The pole-mounted fixtures are downward facing and meet the color temperature and height 
requirements in the ordinance.  They also can accept house-side shields, as required. 

5) The light levels at the property lines meet ordinance requirements. 
6) The light levels around the building have been adjusted to be within the 20-foot-candle maximum, 

except for the fixture “P” at the rear service door (footcandle reading of 28.9).  As mentioned above, 
it may be possible to use another fixture that complies with this requirement as well as the Kelvin 
rating.   

7) The pole-mounted light fixtures around the perimeter of the building have been adjusted so that they 
do not conflict with the proposed tree locations. 

8) The previous building elevations indicated “optional blue LED accent lighting” around the parapet 
over the front door.  Since the ordinance prohibits this type of lighting, the revised elevations have 
removed it. 

9) In our previous review, we asked if any lighting will be provided along the sidewalk from Huron St.?  
The plans do not show any new light fixtures along the sidewalk between Huron St. and the building. 
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Items to be Addressed: 1) Provide downward-facing, shielded alternative for light fixture “P” due to higher 
than permitted Kelvin rating, and higher than permitted footcandles, to be reviewed at Final Site Plan 
review.  2) Applicant to explain if light fixture “S” (with higher than permitted Kelvin rating) is used 
exclusively for the decorative illumination of certain building façade features; Planning Commission to 
consider higher than allowed Kelvin rating for this fixture.   
 
 
ELEVATIONS AND FLOORPLANS

Floorplans and elevations have been provided.  
 
Elevations:  As requested, the elevations label the direction of each.  Since the building has been re-
oriented on the site, the building elevations have been modified to reflect this change.  We noticed that 
the proposed awnings are not above the windows or door on the South Elevation drawing; is this 
intentional? 

Façade Variation: 
Façade variation is provided on all building elevations through the use of varying colors and materials. 
 
Transparency: 
First floors of buildings facing a ROW are required to provide 50% transparency, and 30% transparency 
along facades facing a side street or parking area.  As requested, a table has been provided with the 
architectural drawings, indicating that the façade facing Huron St. does not meet the 50% transparency 
requirement (providing 41%), and the façade facing the parking lot to the north does not meet the 30% 
requirement (providing 21%). 

Regarding the front façade, the transparency of the front of the building will either need to be adjusted, 
or the applicant seek a variance.   
 
Regarding the side façade, Sec. 507(H) of the ordinance offers “transparency alternatives” that can be 
used singularly or in combination for any side facing façade, for up to 50% of the transparency 
requirement.  The north façade is deficient by 30% of the required transparency (or 9% deficient from the 
required 30% transparency).  The patio on the north side of the building could be used to bring the north 
side transparency up to the required 30%.    The Planning Commission should discuss this alternative. 
 
Materials: 
The building includes a mix of varied materials.  The primary materials are brick and composite siding,  
with accents of veneered stone.   
 
Items to be Addressed: 1) Confirm proposed awning location on South Elevation.  2) Applicant to modify 
the front façade to bring up to 50% transparency requirement, or obtain a variance.  3) Planning 
Commission to consider “transparency alternative” for the parking lot side (north façade), using the patio 
to count toward the 30% transparency requirement on this façade. 
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SPECIAL USE

In the Town Center, drive-through facilities require Special Use approval from the Planning Commission.  
Standards for Special Use review are set forth in Section 1003. The Planning Commission, and the Board 
of Trustees when required, shall review the particular circumstances and facts of each proposed use in 
terms of the following standards and required findings, and with respect to any additional standards set 
forth in this Ordinance. The Planning Commission, either as part of its final decision or in its 
recommendation, shall find and report adequate data, information, and evidence showing that the 
proposed use meets all required standards and:   

1. Will be harmonious, and in accordance with the objectives, intent, and purpose of this Ordinance. 
2. Will be compatible with a natural environment and existing and future land uses in the vicinity.  
3. Will be compatible with the Township master plans.
4. Will be served adequately by essential public facilities and services, such as highways, streets, 

police and fire protection, drainage ways and structures, refuse disposal, or that the persons or 
agencies responsible for the establishment of the proposed use shall be able to provide 
adequately for such services. 

5. Will not be detrimental, hazardous, or disturbing to existing or future neighboring uses, persons, 
property, or the public welfare. 

6. Will not create additional requirements at public costs for public facilities and services that will 
be detrimental to the economic welfare of the community. 

We find that the standards have generally been met:  
 S. Huron Street includes a varied use of commercial and other uses.  The proposed use as a 

restaurant with drive-thru and waiting facilities will  add to this mix of commercial uses along the 
corridor.  The revised plans have increased the pedestrian-friendly character of the layout which 
is more compliant with the Form-Based ordinance. 

 The proposed use of the site as a restaurant that can both serve the regional market but also local 
neighborhoods, making the use consistent with the Master Plan.  

 With utility and other improvements, the site can adequately be served with public facilities and 
services. 

 We don’t believe the proposed use or site layout will be detrimental to existing or future 
neighbors.   
 

 
RECOMMENDATIONS 

We think the development of this site, in combination with Aldi, will greatly advance the goals of the Town 
Center.  We appreciate the applicant working with the Township to address some key zoning issues.  We 
support the development but ask the applicant to address the following items prior to Planning 
Commission consideration:  
 
Undeveloped Land 
1)  Recommend conditioning any approval of the Culver’s Site Plan on any future land division to result in 

a minimum 2-acre property for the Culver’s site to comply with the minimum site area for drive-
through facilities and the Site Type D standards. 
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Area, Width, Height, Setbacks
1) Applicant to obtain a front setback variance.  

Parking, Loading
1) Planning Commission to discuss need for excess impervious surface due to parking space length.  
2) Planning Commission to consider waiver of striping/signage of loading space for deliveries, as 

described on Sheet C-102.
3) Applicant to obtain a variance to locate service lane/waiting spaces in front yard.  
4) Planning Commission to determine if no screen wall along parking lot edge facing Huron St. meets the 

criteria in ordinance to waive the masonry screen wall.

Screening and Landscaping
1) Planning Commission to consider ordinance criteria regarding waiving/modifying requirement for 30 

deficient landscape trees.  
2) Consider small concrete pad between front sidewalk and bike rack so a cyclist doesn’t have to walk 

their bike through the patio to get to the rack.  
3) Defer evaluation of raingardens/bioswale requirement to Township Engineer.  
4) Provide two (2) mitigation trees on site, a minimum of 2-caliper inches in size.

Lighting
1) Provide downward-facing, shielded alternative for light fixture “P” due to higher than permitted Kelvin 

rating, and higher than permitted footcandles, to be evaluated at Final Site Plan review.  
2) Applicant to explain if light fixture “S” (with higher than permitted Kelvin rating) is used exclusively for 

the decorative illumination of certain building façade features; Planning Commission to consider 
higher than allowed Kelvin rating of this fixture.

Elevations and Floor Plans
1) Confirm proposed awning location on South Elevation.  
2) Applicant to modify the front façade to bring up to 50% transparency requirement, or obtain a 

variance.  
3) Planning Commission to consider “transparency alternative” for the parking lot side (north façade), 

using the patio to count toward the 30% transparency requirement on this facade.



 

 

Township Supervisor 
Brenda L. Stumbo 
Township Clerk 
Debbie Swanson 
Township Treasurer 
Stan Eldridge 

Trustees 
John Newman II 
Gloria Peterson 

Karen Lovejoy Roe 
LaResha Thornton 

Special Land Use: 
Motion to Postpone: 
“I move to postpone the Special Land Use request for the construction of a 4,330 sq. 
ft. restaurant and drive-through at the property located at 1410 S. Huron Street, 
Ypsilanti, MI 48197, Parcel K-11-38-280-018 to allow the applicant time to address 
the comments made at this evening’s meeting and resubmit, and/or provide additional 
information, as discussed tonight.” 
 
Motion to Approve: 
“I move to approve the Special Land Use request for the construction of a 4,330 sq. 
ft. restaurant and drive-through at the property located at 1410 S. Huron Street, 
Ypsilanti, MI 48197, Parcel K-11-38-280-018, as the proposal meets the criteria in 
Article 10, Special Land Use, in the Zoning ordinance with the following conditions: 
 
1. Any future land divisions of this property will result in a minimum 2-acre parcel for 

the Culver’s site to comply with the minimum site area for drive-through facilities 
and the Site Type D standards. 

2. The proposal as presented receives Preliminary and Final Site Plan approval. 
 
Motion to Deny: 
“I move to deny the Special Land Use request for the construction of a 4,330 sq. ft. 
restaurant and drive-through at the property located at 1410 S. Huron Street, Ypsilanti, 
MI 48197, Parcel K-11-38-280-018, due to the following reasons:” 
 
1.________________________________________________________________ 
 
2.________________________________________________________________ 
 
3._________________________________________________________________  
 

 
 
 
 
 
 
 
 
 
 
 
 



 

 

Township Supervisor 
Brenda L. Stumbo 
Township Clerk 
Debbie Swanson 
Township Treasurer 
Stan Eldridge 

Trustees 
John Newman II 
Gloria Peterson 

Karen Lovejoy Roe 
LaResha Thornton 

Preliminary Site Plan: 
Motion to Postpone: 
“I move to postpone the Preliminary Site Plan request for the construction of a 4,330 
sq. ft. restaurant and drive-through at the property located at 1410 S. Huron Street, 
Ypsilanti, MI 48197, Parcel K-11-38-280-018 to allow the applicant time to address 
the comments made at this evening’s meeting and resubmit, and/or provide additional 
information, as discussed tonight.” 
 
Motion to Approve: 
“I move to approve the Preliminary Site Plan request for the construction of a 4,330 
sq. ft. restaurant and drive-through at the property located at 1410 S. Huron Street, 
Ypsilanti, MI 48197, Parcel K-11-38-280-018, as the proposal meets the requirements 
and standards in the Zoning ordinance with the following conditions: 
 
1. Any future land divisions of this property will result in a minimum 2-acre parcel for 

the Culver’s site to comply with the minimum site area for drive-through facilities 
and the Site Type D standards. 

2. Planning Commission waives [or modification discussed at meeting] 
striping/signage of loading space for deliveries, as described on Sheet C-102. 

3. Planning Commission determines that no screen wall [or modification discussed 
at meeting] along the parking lot edge facing Huron St. meets the criteria in the 
ordinance to waive the masonry screen wall. 

4. Planning Commission waives [or modification discussed at meeting] the 
requirement for 30 deficient landscape trees. 

5. Planning Commission considers the patio to count [or modification as discussed 
at meeting]  as a “transparency alternative” for the 30% transparency requirement 
on the parking lot (north façade) of the building. 

6. The applicant shall revise all plan sheets to reflect the results of this evening’s 
discussion before submitting the plans for Final Site Plan review. 

7. The applicant shall address all outstanding comments from reviewing agencies 
during the Final Site Plan stage. 

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

9. [Any other conditions based on discussion at meeting]” 
 
Motion to Deny: 
“I move to deny the Preliminary Site Plan request for the construction of a 4,330 sq. 
ft. restaurant and drive-through at the property located at 1410 S. Huron Street, 
Ypsilanti, MI 48197, Parcel K-11-38-280-018, due to the following reasons:” 
 
1.________________________________________________________________ 
 



 

 

Township Supervisor 
Brenda L. Stumbo 
Township Clerk 
Debbie Swanson 
Township Treasurer 
Stan Eldridge 

Trustees 
John Newman II 
Gloria Peterson 

Karen Lovejoy Roe 
LaResha Thornton 

2.________________________________________________________________ 
 
3._________________________________________________________________  
 









CHARTER TOWNSHIP OF YPSILANTI FIRE DEPARTMENT
BUREAU OF FIRE PREVENTION
222 South Ford Boulevard, Ypsilanti, MI 48198

January 2, 2025

Fletcher Reyher, Planning and Development Coordinator
Charter Township of Ypsilanti
7200 S. Huron River Drive
Ypsilanti, MI 48197

RE: Preliminary (non-residential) Site Plan Review #3

Project Name:  
Project Location:  1410 S. Huron St. Ypsilanti, MI 48197
Project Number: 231072
Revised Plan Date:  12/20/2024
Applicable Codes: IFC 2018
Engineer: Roosien & Associates
Engineer Address: 5055 Plainfield Ave. NE Grand Rapids, MI 49525

Status of Review

Status of review: Approved as Submitted

All pages were reviewed, and changes are acceptable.

Sincerely,

  Steve Wallgren, Fire Marshal
  Charter Township of Ypsilanti Fire Department
  CFPS, CFI I









GRETCHEN DRISKELL Harry Sheehan
               Chief Deputy Water Resources Commissioner   
 Water Resources Commissioner  

705 N Zeeb Road Scott Miller P.E.
 Ann Arbor, MI 48103  Deputy Water Resources Commissioner
 734-222-6860 
  Theo Eggermont 
 Drains@washtenaw.org  Public Works Director 

Washtenaw.org/Drains 

 
January 15, 2025 

 
 
Mr. Matthew Cole, P.E. 
Roosian & Associates 
5055 Plainfield NE, Suite A 
Grand Rapids, Michigan 49525 

RE:  1410 S. Huron 
Ypsilanti Township, Michigan 
WCWRC Project No. 11205 

 
Dear Mr. Cole: 
 
This office has reviewed the site plans for the above-referenced project to be 
located in Ypsilanti Township.  These plans have a job number of 231072, a date 
of December 20, 2024, and were received via e-mail on December 30, 2024.  As 
a result of our review, we would like to offer the following comments: 
 
1. The site is located within the Seaver Farms development. A regional basin was 

constructed as part of the development in 2006.  Ypsilanti Township  
petitioned the Washtenaw County Water Resources Commissioner (WCWRC) 
to establish a drainage district under chapter 3 of the drain code to 
encompass the Seaver Farms development. The Township has also petitioned 
the WCWRC to establish a county drain within the district, under chapter 4 of 
the drain code.  The chapter 4 petition process in currently on-going. As 
mentioned in my last review letter, the regional basin has a limited volume 
available for runoff from the proposed site. In order to accommodate the 
runoff from the proposed development, first flush treatment will be required 
on-site and the regional basin will need to be expanded to accommodate 
the difference between the calculated detention volume (including a 
penalty for no infiltration) and the calculated first flush volume.   

a. As noted in the Stormwater Notes on plan sheet C-105, expansion of the 
regional basin is anticipated to occur prior to or congruent with the 
development of this project.  

2. The plan set must include the runoff calculation worksheets W1 through W13 
that can be found in the rules of this office. Repeat Comment. 

a. All worksheets are applicable, with the exception of W3, in determining 
both the first flush volume and the penalty for providing no infiltration. 

b. The runoff coefficients and curve numbers must correspond to those 
listed in the rules of this office for the cover type for the specified area. 
Pervious and impervious cover areas must not be combined.



Mr. Matthew Cole, P.E. 
Roosian & Associates 

 1410 S. Huron 
WCWRC Project No. 11205 
Page 2 of 2 

Drains@washtenaw.org
Washtenaw.org/Drains

 

3. Based on the calculated first flush volume and the outlet configuration, it 
appears that the time of detention for the proposed on-site water quality 
treatment system is less than 24 hours. The minimum time of detention for the 
first flush volume is 24 hours. Calculations confirming that this has been 
achieved must be included in the plan set. Repeat Comment. 

a. Outlet calculations should follow the example shown in the rules for a 
single-stage outlet, with a detention time greater than 24 hours for the 
selected outlet orifice configuration. 

4. Please see the attached invoice for the current fees and remit these fees 
upon receipt. As requested, the invoice is being submitted directly to UPH 
Ypsilanti Property, LLC. 

 
At your convenience, please send us a complete set of revised plans and the 
additional information requested above so that we may continue our review.  If 
you have any questions, please contact our office. 
 
Sincerely, 
 

 
Theresa M. Marsik, P.E. 
Stormwater Engineer 
(approval\ 2 ) 

 
cc: Charles Paisley, UPH Ypsilanti Property, LLC 

Lauren Doppke,  Plann r 
Fletcher Reyher, Ypsilanti Township Planning & Development Coordinator 
Doug Winters, McLain and Winters 
Matt Parks, P.E., Ypsilanti Township Engineer (OHM) 
Stacie Monte, Ypsilanti Township Engineer (OHM) 
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