
 

 

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

Trustees 
Karen Lovejoy Roe 

John Newman II 
Gloria Peterson 

LaResha Thornton 

REGULAR MEETING AGENDA 
Tuesday, October 13, 2026 

6:30 P.M. 
Township Civic Center Board Room 

 
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 AGENDA 

 
4. APPROVAL OF PLANNING COMMISSION MEETING MINUTES 

 
A. APPROVAL OF THE SEPTEMBER 22ND, 2026 PLANNING COMMISSION MEETING 

MINUTES 
B. APPROVAL OF THE SEPTERMBER 29TH, 2026 PLANNING COMMISSION SPECIAL WORK 

SESSION MEETING 
 
5. PUBLIC HEARINGS  

A. SPECIAL LAND USE APPLICATION – MOTOWN HOLDINGS LLC - 6630 RAWSONVILLE RD 
– TO CONSIDER THE SPECIAL LAND USE APPLICATION TO PERMIT A 65 – SPACE TRUCK 
TERMINAL WITH OUTDOOR STORAGE FACILITY ON A SITE ZONED L-M, LOGISTICS AND 
MANUFACTURING 
 

B. CLASS A NONCONFORMING DESIGNATION APPLICATION – CVS – 2151 WASHTENAW 
ROAD – PARCEL -- TO CONSIDER THE CLASS A NONCONFORMING DESIGNATION 
APPLICATION TO REPLACE AN EXISITING POLE SIGN. 
 

C. ZONING ORDINANCE TEXT AMENDMENTS - APPENDIX A, ARTICLE 4 – DISTRICT 
REGULATIONS TO CONSIDER PROPOSED AMENDMENTS TO SECTION 420 – 
INDUSTRIAL DISTRICT USE TABLE 

 
6. OLD BUSINESS - NONE 

 
7. NEW BUSINESS  

 
A. PRELIMINARY SITE PLAN – MOTOWN HOLDINGS LLC - 6630 RAWSONVILLE RD – TO 

CONSIDER THE PRELIMINARY SITE PLAN APPLICATION TO PERMIT A 65 – SPACE 
TRUCK TERMINAL WITH OUTDOOR STORAGE FACILITY ON A SITE ZONED L-M, 
LOGISTICS AND MANUFACTURING 
 

 
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 
Debbie Swanson 
Township Treasurer 
Stan Eldridge 

Trustees 
Karen Lovejoy Roe 

John Newman II 
Gloria Peterson 

LaResha Thornton 

 
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  

 
- NEXT SCHEDULED MEETING, OCTOBER 27, 2026  
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                                   CHARTER TOWNSHIP OF YPSILANTI  

PLANNING COMMISSION MEETING 

Tuesday, September 22, 2026 

6:30 pm 

  

COMMISSIONERS PRESENT 

Elizabeth El-Assadi, Chair 

Bill Sinkule, Vice Chair 

Darrell Kirby, Secretary 

Bianca Tyson 

Amy Kehrer 

Crystal Lecoq  

 

STAFF AND CONSULTANTS 

Mark Yandrick, Planning Director 

 

• CALL TO ORDER/ESTABLISH QUORUM 

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

• APPROVAL OF AGENDA 

MOTION: Mr. Kirby MOVED to approve the agenda. The MOTION was 

SECONDED by Mr. Sinkule. The motion PASSED. 

• APPROVAL OF PLANNING COMMISSION MEETING MINUTES 

o APPROVAL OF THE SEPTEMBER 8TH, 2026, PLANNING COMMISSION 

MEETING MINUTES 

MOTION: Mr. Sinkule MOVED to approve the September 8, 2026, Planning 

Commission meeting minutes. The MOTION was SECONDED by Mr. Kirby. The 

motion PASSED. 

• PUBLIC HEARINGS 

ZONING ORDINANCE AMENDMENT – APPENDIX A, ARTICLE 5 – FROM 

BASED DISTRICT – PROPOSED MODIFICATIONS TO ZONING 

ORDINANCE ARTICLE 5, SEC. 506 – TOWN CENTER REGULATING PLAN 
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FOR THE FOLLOWING PROPERTY: 7151 KALITTA CT (K-11-16-360-008) 

FROM SITE TYPES A & B TO SITE TYPE D: 

Planning Staff presented the property location. The parcel is currently over five acres 

and was requested to be changed from Site Types A and B to Site Type D. The site type 

designations come from the form-based code regarding building design, layout, and 

land uses. Until 2022, the parcel was listed as a business zoning district (B3-General 

Business) and was then converted to Town Center when the Township adopted the new 

zoning code after the Master Plan. Site types are often defined by property size. Since 

the Zoning Ordinance was adopted in 2022, the Children's Healing Center was 

constructed at the rear of the property. The properties underwent a boundary 

adjustment. The definitions of site types A, B, C, and D were reviewed. Site Type A 

was one-half acre or smaller; Site Type B was mostly between one-half and one acre; 

Site Type C was mostly larger than one acre; and Site Type D was generally sites larger 

than two acres. Use Groups 2, 3, and 4 were permitted under Site Types A and B and 

were still permitted in Site Type D. Special use groups 5 and 6 required special land use 

approval from the Planning Commission. Site Type D offered more flexibility, largely 

because the parcels were larger. Use Groups 5 and 6 included commercial kennels/pet 

day care, retail over 10,000 square feet, technology centers/office research, senior 

assisted/independent living, group day care homes, lodging, fitness, gymnastics, 

exercise centers, theaters and places of assembly, light industrial/warehousing, research 

and development, and the indoor commercial recreational facilities.  

The parcel was large, but irregularly shaped. Access would likely be off Kalitta Court, 

and the Road Commission was unlikely to grant direct access to Huron Street. The 

property did have significant street frontage. The parcel could support a retail node. 

Because of its size and the traffic light's location, it could accommodate the greatest 

variety of commercial uses.  

There were six parts of the process: 

A. The applicant's property cannot be used for the purpose permitted in the form-

based district.  

B. Area has been added to or deleted from the subject property, requiring the 

modification. The parcel has been combined to create a larger parcel, and the larger 

parcel size was consistent with the Site Type D designation.  



 

Page 3 of 8 
 

C. The proposed modification and resulting development will not alter the area's 

essential character. The analysis indicates that a Site Type D use would not alter the 

area's character.  

D. The proposed modification meets the district's intent. Planning Staff agreed with 

this criterion. 

E. Existing streets have been improved and/or new streets constructed that may result 

in the modification of a specific site type. The traffic light improved access to the site.  

F. The modification to the Regulating Plan conforms to the Master Plan and 

Placemaking Plan. It was noted that any future use would also have to conform.  

Planning Staff recommended approval without any conditions. 

Charlie Koenn, representing the applicant, reported that they originally worked with 

Children's Healing Center and had configured the three parcels. They had not 

recognized the mixed site types within the parcel since it was done immediately after 

adopting the new Zoning Ordinance. No contracts were in place, but people had shown 

interest. 

Mr. Sinkule (Commissioner) asked whether anyone had an idea of what would be 

placed on the parcel. Mr. Koenn reported that they did not, and it would be whoever 

wished to buy the property. They had people who had asked for certain uses that they 

knew would not work and had notified those interested parties.  

PUBLIC HEARING OPENED AT 6:41 PM 

PUBLIC HEARING ENDED AT 6:41 PM 

Ms. El-Assadi (Commissioner) asked whether a single-family home could be added to 

the current Site Type. Planning Staff reported that Site Type A allowed a single-family 

home, and Site Type B allowed a duplex. 

It was asked how large the parcel was initially. George Kelsey, the applicant’s attorney, 

reported that the whole parcel was 10 acres. The property was donated to Children's 

Healing Center, and the request to have the road run through the center resulted in an 

odd-shaped parcel. 

MOTION: Ms. Kehrer MOVED to approve the proposed modifications to the Town 

Center Regulating Plan as follows: Site Type D for the lot at 7151 Kalitta Ct (K-11-16-

360-008), as the Site Type designations meet the relevant standards of Section 502, 
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Applicability and Organization, Paragraph 5 of Article 5, Form-Based Districts. The 

MOTION was SECONDED by Mr. Sinkule. 

  

Roll Call Vote: Ms. Kehrer (Yes), Ms. Lecoq (Yes), Mr. Kirby (Yes), Mr. Sinkule 

(Yes), Ms. Tyson (Yes), and Ms. El-Assadi (Yes). 

ZONING ORDINANCE TEXT AMENDMENTS – APPENDIX A, ARTICLE 2 – 

CONSTRUCTION OF LANGUAGE, ARTICLE 8 – GENERAL PROVISIONS, 

ARTICLE 11 – SPECIFIC USE PROVISIONS, AND ARTICLE 12 – ACCESS, 

PARKING, AND LOADING REQUIREMENTS  

1. PROPOSED AMENDMENTS TO SECTION 201 – DEFINITIONS 

2. PROPOSED AMENDMENTS TO SECTION 802 – ACCESSORY 

BUILDING AND STRUCTURES, AND ACCESSORY USES  

3. PROPOSED AMENDMENTS TO SECTION 806 – TEMPORARY 

STRUCTURES  

4. PROPOSED AMENDMENTS TO SECTION 1129 – MOBILE FOOD 

VENDING SERVICES (I.E. FOOD TRUCK)  

5. PROPOSED AMENDMENTS TO SECTION 1208 – PARKING 

COMMERCIAL VEHICLES IN RESIDENTIAL AREAS 

Planning Staff reported that a work session was held on August 22, 2026. The zoning 

ordinance text amendments would have two readings at the Township Board level, 

which was the minimum for adoption. The zoning map was presented. The text 

amendments fell into four buckets: accessory buildings and structures, form-based 

code, changes and amendments, and commercial vehicles in residential areas.  

Information was provided on Attached Structures (Bucket #1). Clarity was needed on 

rules applied to "attached" accessory buildings, structures, or uses. A breezeway 

between the house and garage created an "attached" accessory building. Shipping 

containers and other similar items could not be used for sheds or accessory buildings. 

Membrane storage structures were prohibited. Variances were required for anyone 

wanting to build a pole barn. The ordinance added definitions for accessory buildings 

and structures. Accessory buildings should be subordinate to the principal building and 

not higher than the principal building, unless an approved farm use applies. The exterior 

façade materials and architectural design of all accessory buildings and structures shall 

match the character of the use to which they are accessory. Cargo containers, shipping 

containers, truck boxes, semi-tractor trailer boxes, similar containers, and membrane 
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storage structures are prohibited in all zoning districts. The minimum width of pole 

barns was reduced to 50 feet. It was clarified that a pole barn was different from a 

garage.  

Information was provided on Temporary Structures (Bucket #2). Temporary structures 

included portable on-demand storage structures, dumpster roll-off containers, and food 

trucks. The maximum time was 90 days, with provisions to allow them in emergencies. 

If the town adopted a state of emergency, it would allow more widespread temporary 

flexibility. Dumpster roll-off containers were allowed for a maximum of five days in 

residential areas and 10 days in commercial areas. There were additional setback 

requirements.  

Under the 2022 ordinance, there were no food truck regulations aside from requiring a 

permit. The current zoning ordinance amendments aimed to add regulations for food 

trucks. Food trucks would need to operate with an annual zoning permit or under a 

special use event. One food truck per 50 spaces of a parking lot, up to a maximum of 

three, was allowed in the Business and Form-Based Districts. Special use permits were 

still allowed. If the food truck was adjacent to residential, it had to be in a required side 

or rear setback. Food trucks could be in front yards but had to be at least 10 feet away 

from any right-of-way. Any food truck within 200 feet of a brick-and-mortar restaurant 

must provide annual written approval from the restaurant to operate there. The 

ordinance required trash and litter controls and prohibited seats and benches. Signage 

was limited. Music, sound, and lighting were limited on site. Hours were restricted to 

12 consecutive hours per day between 7:00 a.m. and 10:00 p.m. to avoid public safety 

issues or noise nuisance. The zoning map was included to show the commercial and 

form-based districts.  

Information was provided on Commercial Vehicles in Residential Districts (Bucket #4). 

As part of the analysis, it was found that changes would be made to the municipal code 

rather than the zoning code. The changes were needed to help restrict commercial 

vehicles from being parked in residential areas.  

Planning Staff recommended approval of the zoning text amendments.  

Mr. Kirby (Commissioner) asked if the amendments covered container homes. Planning 

Staff reported that it was related to accessory structures, not the principal structures. 

Staff analyzed the surrounding environment, and many areas would not accommodate 
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shipping container homes. Planning Staff aimed to be as fair and consistent as possible 

in applying the rules, but the current amendment applied only to accessory structures. 

Mr. Sinkule (Commissioner) asked where the standards were received regarding 

breezeways being attached. Planning Staff read the definition of breezeway: An 

enclosed or unenclosed roofed outdoor passage, as between a house and a garage. He 

stated that the definition came from Carsile and Wortman.  

Mr. Sinkule (Commissioner) asked if no shipping containers in the Township could be 

used for storage. Planning Staff confirmed that none could be used for storage.  

Ms. El-Assadi (Commissioner) asked if a carport was in addition to a breezeway. 

Planning Staff stated that if the carport was connected, everything would be considered 

an attached structure. A carport was still an accessory structure.  

Mr. Sinkule (Commissioner) asked if all four buckets were in the ordinance. Planning 

Staff confirmed that they were.  

PUBLIC HEARING OPENED AT 7:07 PM 

PUBLIC HEARING ENDED AT 7:07 PM 

 

MOTION: Mr. Kirby MOVED to approve the text amendments amending Appendix 

A, relating to the various cleanup items in the Zoning Ordinance, Article II, 

Construction of Language and Definitions, Section 201, Definitions; Article 8, General 

Provisions, Section 802; Accessory Buildings and Accessory Uses, Section 806, 

Temporary Structures; Article 11, Specific Use Provision, Section 1129, Food Trucks; 

and Section 1208, Parking of Commercial Vehicles in Residential Areas. The 

MOTION was SECONDED by Ms. Kehrer. 

  

Roll Call Vote: Ms. Kehrer (Yes), Ms. Lecoq (Yes), Mr. Kirby (Yes), Mr. Sinkule 

(Yes), Ms. Tyson (Yes), and Ms. El-Assadi (Yes). 

 

• OLD BUSINESS 

None to Report. 

• NEW BUSINESS 

None to Report. 
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• 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 

 

Planning Staff reported that the Merritt Road rezoning went to the Township Board for 

the first reading. The Township Board passed a motion to deny the rezoning, so it 

would not move forward to a second reading. 

 

The Commissioners were reminded of the upcoming Special Planning Commission 

meeting with Carlisle and Wortman regarding Master Plan Updates. Planning Staff 

confirmed that food would be provided.  

 

Planning Staff provided a brief overview of the upcoming items for the October 13, 

2026, meeting. Mr. Yandrick noted that he would not attend.  
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The Township is converting from .net to the online Cloud starting on September 23, 

2026.  

 

A Commissioner asked for an update on Gault Village. Planning Staff reported an 

upcoming internal meeting. The County set a 2027 deadline related to the property 

owner's responsibility.  

 

• OTHER BUSINESS 

 

None to Report. 

 

• ADJOURNMENT 

MOTION: Mr. Sinkule MOVED to adjourn at 7:14 pm.  The MOTION was 

SECONDED by Mr. Kirby and PASSED by unanimous consent. 

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

Respectively Submitted by Minutes Services  
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CHARTER TOWNSHIP OF YPSILANTI  

PLANNING COMMISSION WORK SESSION 

Tuesday, September 29th, 2026, 6:00pm 

CIVIC CENTER 2nd FLOOR CAFETERIA 

  

COMMISSIONERS PRESENT 

Elizabeth El-Assadi, Chair 

Darrell Kirby, Secretary 

Gloria Peterson, Board Liaison to Planning Commission 

Bianca Tyson 

Amy Kehrer 

Crystal Lecoq  

 

Absent: Bill Sinkule, Vice-Chair 

 

BOARD MEMBERS PRESENT 

Gloria Peterson 

John Newman 

 

STAFF AND CONSULTANTS 

Mark Yandrick, Planning Director 

 

• ADJOURNMENT 

The meeting began at 6:02pm and a quorum was achieved. 

• Master Plan Update 

Megan Minnock Masson-Minnock and Benny Bono, Planning Consultants from Carlisle 

Wortman, introduced the Master Plan Update Process to attendees for upcoming months.   

The group did informational evaluations and exercises on the current assessments of the 

township and it’s future goals.  

No decisions were made at this meeting. 

• ADJOURNMENT 

The meeting was adjourned at 8:10pm 

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

Respectively Submitted by Mark Yandrick 



 

 

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

Trustees 
John Newman II 
Gloria Peterson 

Karen Lovejoy Roe 
LaResha Thornton 

 

MEMORANDUM 
 

To:   Ypsilanti Township Planning Commission 

 

From:   Mark Yandrick, AICP, Planning Director 

 

cc:  Brenda Stumbo, Ypsilanti Township Supervisor 

  Doug Winters, McLain and Winters 

  Sally Elmiger, Carlisle Wortman & Associates 

 

Date:  October 7, 2026 

 

Re:  6630 Rawsonville Rd, Special Land Use and Site Plan 

 

 

Background & Proposal 

The applicant, Motown Holdings, Inc. is proposing a truck/freight terminal at 6630 Rawsonville.  This 
case previously was approved by Planning Commission in 2023, however the approvals expired 
without construction starting.  
 
The applicant is resubmitting the plans and they are largely similar in request in scope.   The proposal 
includes proposing to develop a 65-space truck storage facility at 6630 Rawsonville Road. The 
applicant proposes no changes to the existing structures, and plans to repurpose the existing house, 
garage, and mechanic shop on site. Other improvements include: 

• Paving existing driveway, and constructing six employee parking spaces 
• Paving and striping rear of site for truck and trailer storage 
• On-site stormwater management 
• Landscape and lighting 

The subject site is zoned LM, Logistics and Manufacturing. Truck terminals are a permitted use but 
uses that have an industrial character in terms of either their outdoor storage or activities require a 
Special Land Use approval in the LM District.  Such facility requires a Site Plan process as part of the 
Special Land Use application.   
 
While the Washtenaw County Road Commission is completing a traffic study for this section of 
Rawsonville Road, it’s anticipated that a 3-lane profile road would be constructed in the future that 
may require Right-Of-Way acquisition.   I’ve added a condition that even acquisition may require 
future landscape planting  
 
Please see the attached Carlisle Wortman Review for more detail. 

 



 

 

Township Supervisor 
Brenda L. Stumbo 
Township Clerk 
Debbie Swanson 
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Trustees 
John Newman II 
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Karen Lovejoy Roe 
LaResha Thornton 

Conclusion/Recommendation 

 

Special Land Use:  

Staff recommends APPROVAL of the Special Land Use with the following eight (8) conditions 

1. Applicant shall address all outstanding comments from reviewing agencies prior to Final Site 

Plan Approval.  

2. Applicant shall obtain all applicable internal and outside agency permits prior to construction.  

3. The applicant shall install dimmers to dim lights to 50% at dusk.  

4. The residential structure is not to be rented or used for residential uses. The residential 

structure is only to be used for office purposes.  

5. No outdoor storage of inoperable vehicles and vehicle parts.  

6. No outdoor storage of 3rd party trucks. All trucks must be part of the Motown Holdings, Inc. 

fleet.  

7. All vehicle repairs are for fleet vehicles only. The repair of 3rd party vehicles shall be 

prohibited. 

8. If Rawsonville Road is improved that requires acquisition of right-of-way, the applicant is 

responsible for any replantings along Rawsonville Road that meet the Zoning Ordinance 

requirement. 

(Insert Any Planning Commission Decisions) 

 

Preliminary Site Plan 

Staff recommends APPROVAL of the Preliminary Site Plan with Following six (6) conditions: 

1. Site circulation is approved by the Township Fire Marshall.  

2. Planning Commission and applicant to discuss alternative location for the remaining 20 

required parking lot interior and perimeter trees in the large, flat area west of the proposed 

parking lot.  

3. Suggest that Planning Commission consider waving the remaining stormwater basin 

landscaping requirements, given the addition of sufficient number of trees, proximity of basin to 

proposed hedge along Rawsonville Rd., and limited space.  

4. Amend/remove Note “5” on Cover Sheet under “GENERAL SITE PLAN NOTES:” that states a 

trash enclosure is not part of this project.  

5. Applicant shall address all outstanding comments from reviewing agencies prior to Final Site 

Plan approval.  

6. Applicant shall obtain all applicable internal and external agency permits prior to 

construction.  

(Insert any Planning Commission Conditions) 
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This project was presented to the Planning Commission at the September 26, 2023, meeting.  At the 
meeting, the Planning Commission approved the Special Land Use (with conditions) and approved the 
Preliminary Site Plan (with conditions).  The conditions include the following: 
 
Special Land Use: 
1. Applicant shall address all outstanding comments from reviewing agencies prior to Final 

Site Plan Approval. 
2. Applicant shall obtain all applicable internal and outside agency permits prior 

to construction. 
3. The applicant shall install dimmers to dim lights to 50% at dusk. 
4. The applicant shall provide dumpster screening. 
5. The residential structure is not to be rented or used for residential uses. The 

residential structure is only to be used for office purposes. 
6. No outdoor storage of inoperable vehicles and vehicle parts. 
7. No outdoor storage of 3rd party trucks. All trucks must be part of the Motown 

Holdings, Inc. fleet. 
8. All vehicle repairs are for fleet vehicles only. The repair of 3rd party vehicles shall 

be prohibited. 
9. Any other conditions based upon Planning Commission Discussion. 
 
 
Preliminary Site Plan: 
1. Applicant shall address all outstanding comments from reviewing agencies prior to Final 

Site Plan approval. 
2. Applicant shall obtain all applicable internal and external agency permits prior 

to construction. 
3. Any other conditions based upon Planning Commission Discussion. 
     
After the Planning Commission’s approval, the project moved on to the Final Site Plan/Detailed 
Engineering stage.  The Final Site Plan/Detailed Engineering plans received approval on October 10, 
2023.  However, the applicant didn’t move onto the construction stage within the required 12-month 
time period, nor did they request an extension (Sec. 907. – Completion of Site Design in Accordance with 
Approved Final Site Plan and Sec. 1005. - Effectiveness).  Therefore, all approvals have expired, and the 
applicant is starting over. 
 
Size of Subject Site: 
6.0 acres 
 
Current Use of Subject Site: 
Single Family Home and Mechanic Shop  
 
Current Zoning: 
LM, Logistics and Manufacturing 
 
Proposed Use of Subject Property: 
Truck storage and mechanic shop 
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E.  The proposed pavement of the Truck /Trailer storage parking does not exceed 20% of the existing 
gravel surface lot. 

 
The Planning Commission may waive or modify any of the standards of this Section in the following 
situations: 
A. Where a proposed modification cannot be reasonably accomplished in strict adherence to this section 

due to existing site or building constraints. 
B. Where a proposed building addition increases the gross building area by no greater than twenty 

percent (20%). 
C. Where a proposed parking lot expansion increases the number of parking spaces by no greater than 

twenty percent (20%) 
D. 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. 
E. Where the intent of this Section can be met through reasonable alternatives 

 
Regarding modifications/waivers, we have the following comments.  The revised plans show more 
landscaping than the previous plans.  However,  
• Interior and Perimeter Parking Lot Landscaping:  The purpose of this landscaping is to mitigate the 

effects of impervious pavement, provide shade and lessen the heat island effect of pavement, and to  
screen the parking lot from adjacent land uses.  We have the following comments: 
- As previously suggested, five (5) perimeter parking lot trees (recommend an evergreen, such as 

‘Green Giant’ Arborvitae) were added to the west side of the detention basin and the parking lot 
maneuvering lane to help screen parking lot lights from the residential uses on the east side of 
Rawsonville Rd. 

- Our previous review suggested spacing the proposed shrubs along the south property line closer 
together to create a better screen.  The applicant’s response memo doesn’t agree, stating that 
shrubs closer together would interfere with function of infiltration beds.  As requested, the 
proposed shrub species was changed from an invasive species to one that is not invasive. 

- An alternative location for the remaining 20 required parking lot interior and perimeter trees 
could be the west side of the parking lot pavement.  This area will be cleared and graded, but 
there appears to be a large, flat area west of the proposed parking lot that could accept these 
trees.  The Planning Commission and applicant should discuss this option. 

• Stormwater Basin Landscaping.  This amended Landscape Plan now meets the ordinance 
requirements for trees around the stormwater basin (next to the house) but is still deficient in the 
number of proposed shrubs.  In our opinion, since the stormwater basin is close to the hedge along 
Rawsonville Rd., and given the limited space available, we would suggest that Planning Commission 
consider waving the remaining stormwater basin landscaping requirements.   

 
Equipment Screening: 
The applicant indicates no at-grade or rooftop equipment.   
 
Proposed Plant Material 
The proposed species are either Michigan natives, cultivars of natives, or are not harmful species. 
 
Modify size at planting for the alternate species located along the south property line to a minimum of 
36-inches.  The proposed size of all other species meet ordinance requirements. 
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Preliminary Site Plan: 
1. Site circulation is approved by the Township Fire Marshall. 
2. Planning Commission and applicant to discuss alternative location for the remaining 20 required 

parking lot interior and perimeter trees in the large, flat area west of the proposed parking lot. 
3. Suggest that Planning Commission consider waving the remaining stormwater basin landscaping 

requirements, given the addition of sufficient number of trees, proximity of basin to proposed 
hedge along Rawsonville Rd., and limited space.    

4. Amend/remove Note “5” on Cover Sheet under “GENERAL SITE PLAN NOTES:” that states a trash 
enclosure is not part of this project. 

5. Applicant shall address all outstanding comments from reviewing agencies prior to Final Site 
Plan approval. 

6. Applicant shall obtain all applicable internal and external agency permits prior to 
construction. 

7. Any other conditions based upon Planning Commission Discussion. 
 



 
 
 

OHM Advisors® 
355 SOUTH ZEEB ROAD, SUITE A 
ANN ARBOR, MICHIGAN 48103 

T 734.522.6711 
F 734.522.6427 OHM-Advisors.com 

 

August 19, 2026 
 
 
Mr. Mark Yandrick 
Township Planning Director 
Charter Township of Ypsilanti 
7200 S. Huron River Drive 
Ypsilanti, MI 48197 
 
 
RE: Motown Holdings 
 Preliminary Site Plan Review #2 
 
 
Dear Mr. Yandrick: 
 
We have completed the second preliminary site plan review of the plans dated May 4, 2023, with a latest revision date of 
August 10, 2026, and received by OHM Advisors on August 18, 2026.  
 
At this time, the plans are recommended for consideration by the Township Planning Commission. A brief description 
of the project has been provided below, followed by a list of anticipated required permits and approvals. 
 
Due to this being a resubmittal of plans that were previously approved, detailed engineering comments were provided 
with the initial submittal and have since been addressed. Additional detailed engineering comments were not noted as 
part of this review and are not anticipated, unless the site layout changes; however, our office can review a detailed 
engineering submittal upon request by the Township. 
 

A. PROJECT AND SITE DESCRIPTION 
The applicant is proposing to extend an existing parking lot, located at 6630 Rawsonville Road, with paving and 
grading improvements for the use of overnight storage for 25 semi-trucks, as well as 6 repair shop parking 
spaces. The existing on-site structures will remain and are not proposed to be altered. The stormwater runoff 
will be managed with the addition of an on-site detention basin and bio-swale that will outlet to the nearby 
Railroad ROW and Rawsonville Road ROW. No changes to the water or sanitary are proposed at this time. 

 
B. 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 Township Fire Department: Review and approval is required. 
� Washtenaw County Water Resources Commissioner’s Office (WCWRC): Approval was 

recommended in the review letter dated May 12, 2026. 
� Washtenaw County Road Commission (WCRC): Review and approval is required. Comments were 

provided for the initial submittal via email on December 7, 2023. 
� Michigan Department of Environment, Great Lakes & Energy (EGLE): An EGLE permit will be 

required for any work and/or stormwater discharge into the wetlands. 
� Norfolk Southern Railroad: Review, approval, and permitting of the stormwater outlet may be necessary 

if grading/earthwork with the ROW is required. 
� Ypsilanti Township Office of Community Standards: A Soil Erosion and Sedimentation Control 

permit shall be secured from the Ypsilanti Township Office of Community Standards.  
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Should you have any questions regarding this matter, please contact this office at (734) 466-4580. 
 
Sincerely, 
OHM Advisors 
 
 
_____________________________       
Stacie L. Monte       Matthew D. Parks, P.E.    
  
SLM/MDP 

 
cc: Lauren Doppke, Township Staff Planner 

Doug Winters, Township Attorney 
Sally Elmiger, CWA, Township Planning Consultant 
Steven Wallgren, Township Fire Marshall 
File 

 
P:\0000_0100\SITE_YpsilantiTwp\2026\0098261020_6630 Rawsonville Rd_Motown Holdings 
Inc\MUNI\01_SITE\PSP#2\Motown Holdings_PSP#2_2026-08-19.docx  





 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 

 

September 1, 2026 

 

 

Mr. Joe Maynard, P.E. 

Washtenaw Engineering Company 

3526 W. Liberty Road, Suite 400 

P.O. Box 1128 

Ann Arbor, Michigan 48106 

RE: Motown Holdings 

Ypsilanti Township, Michigan 

WCWRC Project No. 9706 

 

Dear Mr. Maynard: 

 

This office has reviewed the site plans for the above-referenced project to be 

located in Ypsilanti Township.  Those plans have a job number of 32962, a date of 

August 10, 2026, and were received on August 18, 2026.   

 

The most recent plans and calculations are approved by our office and conform 

to our rules.  Although a permit is not required by our office, other applicable 

municipality/agency’s approvals should be granted prior to construction.  Please 

note that the final construction drawings should conform to the latest set of 

calculations.  

 

If you have any questions, please contact our office. 

 

Sincerely, 

 

 
Theresa M. Marsik, P.E. 

Stormwater Engineer 
(approval\Motown Holdings rev6) 

 

cc: Brenda Stumbo, Ypsilanti Township Supervisor 

Mark Yandrick, Ypsilanti Township Planning Director 

Lauren Doppke, Ypsilanti Township Staff Planner 
Sally Elmiger, Ypsilanti Township Planning Department (Carlisle Wortman Associates) 

Doug Winters, McLain and Winters 

Matt Parks, P.E., Ypsilanti Township Engineer (Stantec) 

Stacie Monte, P.E., Ypsilanti Township Engineer (Stantec) 
 

  

 
 



















































































































From: Nick Sapkiewicz
To: Mary Flanagan
Cc: Julie M. Kroll; Jacob Swanson
Subject: Re: Growth Rate Request - Ypsilanti Township
Date: Thursday, August 6, 2026 3:39:29 PM
Attachments: image005.png

image006.png

Mary,

The compound annual growth rate for this area is 0.78%

Nick 

On Wed, Aug 5, 2026 at 8:41 AM Mary Flanagan <mflanagan@fveng.com> wrote:

Good morning Nick,

I wanted to follow up on the below WATS growth rate request in Ypsilanti Township.

 

Let us know if you have any questions.

 

Thank you,

 

Mary Flanagan, PE

Traffic Engineer

FLEIS & VANDENBRINK

DESIGN. BUILD. OPERATE.  

 

C:  269.769.8834

D:  269.210.0756

www.fveng.com

 

    

 

 



From: Mary Flanagan 
Sent: Monday, July 27, 2026 4:40 PM
To: Nick Sapkiewicz <sapkiewiczn@miwats.org>
Cc: Julie M. Kroll <jkroll@fveng.com>; Jacob Swanson <jswanson@fveng.com>
Subject: Growth Rate Request - Ypsilanti Township

 

Good afternoon Nick,

I hope you are doing well.

 

We are currently working on a traffic study for a proposed development in Ypsilanti
Township near the intersection of Rawsonville Road & Bog Road. We are looking for a
growth rate for our analysis; can you please let me know the growth rate WATS indicates to
the year of 2040 for the following segment:

 

Rawsonville Road – Textile Road / W Huron River Drive to Martz Road

 

If you could provide this at your earliest convenience, that would be greatly appreciated.
Please let us know if you have any questions or need anything else.

 

Thank you for your time,

 

Mary Flanagan, PE

Traffic Engineer

FLEIS & VANDENBRINK

DESIGN. BUILD. OPERATE.  

 

C:  269.769.8834

D:  269.210.0756

    



www.fveng.com

 

 

 

Please be aware of the increasing risk of cybercrime. Always verify the authenticity of emails, especially those
requesting sensitive information or financial transactions. Do not click on links or open attachments from unknown
or suspicious sources. If you receive an unexpected email from me or anyone else in our organization, please
contact us directly to confirm its legitimacy. 

The information contained in this message and any attachment may be proprietary, confidential, and privileged or subject to the work
product doctrine and thus protected from disclosure. If the reader of this message is not the intended recipient, or an employee or
agent responsible for delivering this message to the intended recipient, you are hereby notified that any dissemination, distribution or
copying of this communication is strictly prohibited. If you have received this communication in error, please notify me immediately by
replying to this message and deleting it and all copies and backups thereof. Thank you.

-- 
Nick Sapkiewicz

Deputy Director
Washtenaw Area Transportation Study

200 N. Main - Ann Arbor MI 48104

P (734) 994-3127 - F (734) 994-3129

sapkiewiczn@miwats.org - www.miwats.org
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MEMORANDUM 
 

To:   Ypsilanti Township Planning Commission 

 

From:   Mark Yandrick, AICP, Planning Director 

 

cc:  Brenda Stumbo, Ypsilanti Township Supervisor 

  Doug Winters, McLain and Winters 

  Sally Elmiger, Carlisle Wortman & Associates 

 

Date:  October 7, 2026 

 

Re:  2171 Washtenaw Avenue – Class A Designation Ground/Pole Sign 

 

Background & Proposal 

The applicant, Rubin Pitt, LLC. is proposing to replace the pole sign that was damaged and they hope 
to replace the ground sign, however the proposal needs a Class A Nonconforming Approval as the 
follow things are not in compliance with the zoning code. 

Second Ground Sign on Site 
Height of the Sign (i.e. Pole Sign) 
 

What is also unique is that the existing location of the pole where the proposed sign would be 
installed is located where a 10’ wide off-road hiker-biker per the adopted Reimagine Washtenaw Plan.  
This plan, adopted in 2014, and is still active and there are joint efforts to secure funding. 
  Figure 1: Profile Map Washtenaw 
  Red Dot is Class A Nonconforming Sign Request 
  

 



 

 

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

Trustees 
John Newman II 
Gloria Peterson 

Karen Lovejoy Roe 
LaResha Thornton 

 
However, it may be more beneficial for Planning Commission to consider consolidating the two 
existing pole signs into one, with the CVS sign board being added to the existing O’Reilly Auto Parts 
sign, which is also nonconforming and located in the future right-of-way.   So, if MDOT, Washtenaw 
County or Ypsilanti Township needs to install the 10’ wide path, it would ensure long term that there’s 
one ground sign on the property as opposed to two if the sign needs relocated.   
 
See the attached Carlisle Wortman reports which provides multiple options for Planning Commission 
to consider for review and consideration for approvals.   Staff chose one formal recommendation to 
Planning Commission. 
 
Please note that because this request is only for a sign, a full site plan is not required to accompany 
this application. 

 

Conclusion/Recommendation 

 

Staff recommends APPROVAL of the Class A Designation with the following condition 

1.  The property owner or their designee shall consolidate the CVS sign onto the existing O’Reilly Auto 

Parts sign while keeping the proposed CVS sign area no larger than as presented in this application and 

the sign height is no taller that the O’Reilly Auto Parts sign currently stands. 

 



 
 

Benjamin R. Carlisle, President   John L. Enos, Vice President 
Paul Montagno, Principal   Megan Masson-Minock, Principal   Laura Kreps, Principal   Brent Strong, Principal 

David Scurto, Principal   Sally M. Elmiger, Principal   Craig Strong, Principal   Douglas J. Lewan, Principal 
Richard K. Carlisle, Past President/Senior Principal   R. Donald Wortman, Past Principal 

 Date:  October 7, 2026 
 

Class A Non-Conforming Sign Designation Review 
For 

Ypsilanti Township, Michigan 
 
 
 

 
Applicant:  Rubin Pitt, LLC 
  
Project Name: CVS Class A Non-Conforming Sign  
  
Plan Date: February 18, 2026 (Sign Package) 
   
Location: 2151 Washtenaw Ave. (East of N. Hewitt) 
  
Zoning: RC, Regional Corridor Form Based District, Site Type C 
    
Action Requested: Class A Non-Conforming Designation Approval for Sign 
   
 
PROJECT AND SITE DESCRIPTION 

  
The applicant is proposing to replace an existing pole sign that was damaged.  The new sign box will be 
replaced, and possibly one component of the existing pole.  The pole sign serves a CVS Drug Store along 
Washtenaw Ave.    
 
Sec. 1500. – Signs, paragraph 6. Permitted Signs in Form-Based Districts, does not allow pole signs within 
a form-based district.  Since the Regional Corridor zoning district is a form-based district, replacing the 
existing pole sign at this site with another pole sign is not allowed.  Sec. 1500.12 only allows painting or 
servicing a non-conforming sign.  If any other work is required (such as replacement), the new sign shall 
conform to the requirements of the zoning district in which it is located. 
 
As an alternative, the ordinance allows the Planning Commission to evaluate more extensive work to an 
existing non-conforming sign per Sec. 1500.13. Class A Nonconforming Sign Designation.  If, after a Public 
Hearing, the proposal meets the criteria in the ordinance and the Planning Commission grants a Class A 
Non-Conforming Sign designation, then an existing nonconforming sign may be repaired, serviced, or 
change sign copy. 
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Therefore, the applicant is requesting a Class A Non-Conforming Sign Designation to replace the existing 
pole-mounted sign. 
   
An aerial of the proposed site is shown below. 
 
Figure 1: Subject Site (Building Outlined in Red) 

 
Source: MapWashtenaw (Captured 2026) 
 
 

Subject 
Site 
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Figure 2: Streetview of Subject Site 

 
Source: Google Maps (Image Capture May 2024) 
 
Size of Subject Site: 
Net: 2.03 acres (88,427 s.f.) 
 
Current Use of Subject Site: 
Retail Building with Two Units 
 
Table 1: Adjacent Zoning and Existing Land Uses 

Direction Zoning Existing Use 

North 
Across Washtenaw Ave.:  

City of Ypsilanti 
GC, General Corridor 

Across Washtenaw Ave.  
Walgreens & Auto Zone 

Office Building (EMU-AAUP) 

South NB, Neighborhood Business Gene Butman Ford Service 

East RC, Regional Corridor  Gene Butman Ford Dealership 

West RC, Regional Corridor O’Reilly Auto Parts 
NuWave Fish & Chicken Restaurant 

 
 
 



2151 Washtenaw Ave. – CVS Class A Non-Conforming Sign 
October 7, 2026 

4 

MASTER PLAN 
 
The Charter Township of Ypsilanti 2040 Master Plan designates this site for Mixed Use Corridors, a 
designation intended to be developed transportation arteries, with a mixture of residential, commercial, 
office and employment uses. Regional Mixed-Use Corridors areas are located along the busiest corridors, 
which support a high volume of both local and regional traffic. This area may include large national chains, 
regional retailers and auto oriented uses that draw customers both regionally and locally. Compared to 
Neighborhood Mixed-Use Corridors areas, they are high intensity and feature the largest scale of 
commercial development.  
 
While ground-mounted signs are easier for drivers to see (since they are at eye level with drivers), a pole-
mounted sign at this location is consistent with the other existing pole-mounted signs to the east and west 
of the subject site.      
 
 
CLASS A NON-CONFORMING SIGN 

 
The signs at this site are currently non-conforming because there are two signs at this site (where only 
one is permitted), and because the applicant wants to re-use the existing pole structure and install a new 
sign box on the pole.  Neither condition meets the current ordinance requirements for signage.  The 
Planning Commission may consider the applicant’s pole sign for a “Class A Non-Conforming Designation” 
so that the sign can be renovated without the need for a variance.  In making a decision on this 
designation, the Planning Commission needs to find that all of the following conditions listed below exist 
(from Sec. 1500.13 and Sec. 1602.2).  We have provided comments after each: 
 
Sec. 1500. – Signs, Subparagraph 13, Class A Non-Conforming Sign Designation: 
 
A. The granting of a continuance of the nonconforming sign will not create unfair advertising 

advantage over other properties in conformance with the sign provisions of this Article.  
CWA Comments:  The vicinity has other pole-mounted signs along this busy corridor.  The site also 
doesn’t have other signage along the roadway.  We don’t consider granting a Class A Non-
Conforming Designation to give this property owner an unfair advertising advantage over other 
nearby businesses. 

 
B. A nonconforming use shall not be permitted to add additional signs to the building or premises. 

Existing signs accessory to nonconforming uses may be maintained. 
CWA Comments:  The current retail use of this property conforms to the existing zoning ordinance. 
 

 
Sec. 1602.2 – Class A Non-Conforming Designation: 
 
A. A determination that the structure or use of land is nonconforming as defined in this ordinance. 

CWA Comments: Sec. 1500.12. – Legal Non-Conforming Signs defines a non-conforming sign as 
those signs lawfully erected prior to the adoption of this ordinance.  The existing pole-mounted sign 
for CVS was legally established in 1999, although the pole itself was erected for a different tenant 
prior to 1999.  Since then, the zoning ordinance has changed, and with it, sign requirements such as 
type, height, area, materials, etc.  This criterion is met. 
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B. The nonconformity does not significantly depress the value of nearby properties. 
CWA Comments:  The repair of the existing sign will not depress the value of nearby properties but 
preserve the image of the corridor.  In our opinion, this criterion is also met. 
 

C. The nonconformity is not contrary to the public health, safety, and welfare. 
CWA Comments:  This existing pole sign is approximately 11 feet from the road right-of-way.  This is 
relatively close to moving traffic and could be a safety concern.  The Ford dealership sign to the 
south is approximately 25-feet from the road right-of-way, and located in a landscaped island.  We 
would recommend moving the pole sign to the south, further away from the traffic lanes.  This 
would require re-installation of the pole into a new parking lot island.   
 
Moving the pole further into the subject site would also be consistent with the Reimagine 
Washtenaw Plan.  This corridor plan was adopted by Ypsilanti Township, calling for a multi-modal 
street with safer pedestrian facilities, incorporating bike lanes, and enhanced transit service.  The 
Plan would require additional right-of-way, and moving the CVS sign out of the future right-of-way 
would eliminate the need to remove the pole sign in the future.  The Planning Commission should 
discuss this possibility. 
 
Another option that would better protect the safety of the road corridor is for CVS to share the 
O’Reilly Auto Parts sign pole and have two signs on one pole.  This would reduce the non-conformity 
of more than one sign per site. It would also allow for the current CVS pole to be removed. The 
Planning Commission should also discuss this possibility. 

 
D. No useful purpose would be served by the strict application of requirements for such a 

nonconformity under this ordinance. 
CWA Comments:  While we think allowing the pole sign to continue to exist on this site is 
reasonable, we think a better location would be away from the Washtenaw Ave. travel lanes, as 
described above.  If this option were desirable to the Planning Commission, we would recommend 
granting the Class A designation with a condition that the pole sign be moved further south, out of 
the future Washtenaw Ave. right-of-way, and into a new landscaped island. 
 

E. Signage: Signage associated with the use shall be in compliance with Article 15. 
CWA Comments:  The applicant will be required to apply for a Sign Permit, at which time the 
proposed signage will be evaluated for conformance with the ordinance. 
 

F. Plan for site improvements: A plan for site improvements has been submitted in accordance with 
the preliminary site plan requirements in Section 910 that is satisfactory to the Planning 
Commission. The Planning Commission may require improvements to landscaping, site design and 
layout, pedestrian access, building materials, screening, off-street parking, exterior lighting, or 
other improvements as deemed necessary to protect surrounding uses. 
CWA Comments:  A Site Plan has not been submitted in conjunction with the Class A Non-
Conforming Sign Designation request.  However, we have provided a plan view of this site from the 
MapWashtenaw website, and identified the existing pole-sign location, and the landscape bed 
location that could be established that would be outside of the future right-of-way: 
 
 
 
 

https://library.municode.com/mi/ypsilanti_charter_township%2C_(washtenaw_co.)/codes/code_of_ordinances?nodeId=COOR_APXAZO_ARTIXSIPLRE_S910SURE
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Figure 3.  Aerial Photo of Subject Site 

   
Source: Nearmap (Image Capture 7-25-26) 

 
G. Other conditions may be attached to the approval to assure that the structure or use of land does 

not become contrary to the public health, safety or welfare, or the spirit and purpose of this 
ordinance. 
CWA Comments:  This review suggests two alternatives that the Planning Commission may require 
as conditions of approval:  Relocate the existing pole sign into a new landscape bed further from 
Washtenaw Ave. or mount a new CVS sign on the existing pole that supports the O’Reilly’s Auto 
Parts sign.   

CVS 

Existing  CVS 
Pole Sign 

Potential 
Landscape 

Bed for  
Re-located 
Pole Sign 

O’Reilly’s 
Auto Parts 
Pole Sign 
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Items to be Addressed: 1) Planning Commission consideration of the Class A Non-Conforming Sign 
Designation criteria.   

 
 
RECOMMENDATIONS 

 
This proposal meets some of the criteria, but in our opinion, does not improve the safety of the 
Washtenaw Ave. corridor.  While we appreciate the applicant’s desire to place a new sign box on top of 
the existing pole, the location of the current pole sign could pose a safety hazard to users of Washtenaw 
Ave.  The Planning Commission should evaluate the following options: 
 
1. Approve the Class A Non-Conforming Designation but require that the existing pole be relocated to 

a new landscape island so that the pole-sign is further away from Washtenaw Ave. and will be 
outside of the future Washtenaw Ave. right-of-way. 

 
2. Approve the Class A Non-Conforming Designation but require that the CVS sign is mounted on the 

same pole as the O’Reilly Auto Parts pole-sign and remove the existing CVS pole. 
 
3. Deny the Class A Non-Conforming Designation, which would require the applicant to install a 

ground-mounted sign. 
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CHARTER TOWNSHIP OF YPSILANTI 

 

PLANNING COMMISION 

RESOLUTION (2026-02) 

In Reference to Ordinance (2026-518) 

Zoning Ordinance Text Amendment Regarding Zoning Text Amendment for Public 

Utility buildings, Transfer and Electricity and Gas Service Buildings, Facilities Yards 

and Related Accessory Uses 

 

The following resolution was offered and supported by The Charter Township of Ypsilanti 
Planning Department. 

 

Whereas, the Township adopted the Zoning Ordinance in 2022 to establish specific zoning 

districts and control how property is developed to protect public health, safety, and community 

welfare; and 

 

Whereas, there has been significant investment in utilities and infrastructure in recent years 

in the state, region and the Township; and 

 

Whereas, The Township may regulate utility structures on private property as long as it’s 

not preempted by state law or state-utility commissions; and 

Whereas, these uses are currently permitted by right in the Industrial and Commercial 

Revitalization District ; and 

Whereas, Township desires to modify this for discretion through a Special Land use to 

ensure utility infrastructure does not negatively impact the character, aesthetics or public health of 

the surrounding residential, environmental and related uses; and 

 

Whereas, at its regularly scheduled meeting held on October 13. 2026 the Charter 

Township of Ypsilanti Planning Commission held a public hearing, discussed the proposed text 

amendments, and recommended that the Township Board approve the ordinance amendment, as 

presented. 

 

Now Therefore, Be It Resolved that the Charter Township of Ypsilanti Planning 

Commission recommends approval to the Township Board by reference Ordinance No. 2026-518 

attached hereto, in its entirety. 
 

 

 

 

 

 

 

 

RESOLUTION DECLARED ADOPT 

 
 

 
 



 

 

AYES:  

NAYES:  

ABSTAIN:  

 

 

 

          

    Elizabeth El-Assadi, Chair  

    Planning Commission 

 

I certify that the foregoing is a true and complete copy of a resolution adopted by the Ypsilanti Charter Township 

Planning Commission, County of Washtenaw, State of Michigan, at a regular meeting held on October 13, 2026 

that said meeting was conducted and public notice of said meeting was given pursuant to and in full compliance 

with the Open Meetings Act, being Act 267, Public Acts of Michigan, 1976, and that the minutes of said meeting 

were kept and will be or have been made available as required by said Act. 

 

 

  

Dated:___________________, 2026  Darrell T Kirby, Secretary 

  Planning Commission 
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MEMORANDUM 
 

To:   Ypsilanti Township Planning Commission 

 

From:   Mark Yandrick, AICP, Planning Director 

 

cc:  Brenda Stumbo, Ypsilanti Township Supervisor 

  Doug Winters, McLain and Winters 

  Sally Elmiger, Carlisle Wortman & Associates 

 

Date:  October 5, 2026 

 

Re:  Zoning Text Amendment Ordinance: Public Utility buildings, Transfer and Electricity and 

Gas Service Buildings, Facilities Yards and Related Accessory Uses 

 

 

Process 

A Zoning Text Amendment is a change to the written regulations of a city's or county's zoning 

ordinance, other than the zoning map.  The Michigan Zoning Enabling Act requires a public hearing to 

be held at Planning Commission meeting.   The Planning Commission must make a recommendation to 

the Township Board.   The Township Board is required to hold at least two (2) readings of the Text 

Amendment before they can adopt the Ordinance. 

 

Background & Proposal 

The township has seen a significant increase in utility and transmission improvements in recent years 
in both the township.   While this helps the public good, the scale of improvements can also negatively 
affect adjoining residential and environmental properties.   Townships can only regulate certain items 
related to utilities that are not already pre-empted by the State of Michigan or State Utility Agency. 
 
The proposal is to modify Section 420 that Public Utility buildings, Transfer and Electricity and Gas 
Service Buildings, Facilities Yards and Related Accessory Uses would be permitted by Special Land Use 
by the Township Board in Industrial Districts as opposed to the current permitted by right.   If gives the 
Planning Commission (in their review/recommendation) and the Township Board (in their 
review/decision) the ability to assess the Special Land Use criteria where if a utility buildings and 
infrastructure on private property does not negatively impact the surrounding neighborhoods and 
areas of a proposal.   If it is appropriate, this may include land use conditions to mitigate that impact. 
 
Such facility would require a Site Plan process as part of the Special Land Use application.   
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Conclusion/Recommendation 

This Ordinance proposes a modification to require Utility Buildings and Facilities obtain a Special land 

Use as opposed the current permitted by right. 

 

Staff recommends APPROVAL of this Ordinance. 
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DraŌ Zoning Ordinance Amendments 
ArƟcle IV – District RegulaƟons, Sec. 420. – Table of Uses 
YpsilanƟ Township 
 
Industrial Districts Use Table 
 
Issues:   
It has come to the Township’s aƩenƟon that uƟlity buildings, structures and faciliƟes are occupying 
larger areas of land, and have the potenƟal to impact neighbors and create environmental issues for 
sensiƟve sites.  The Township’s current ordinance classifies these uses as follows: 

 “Public uƟlity buildings (excluding wastewater treatment plants)” as permiƩed uses in the 
InnovaƟon and Technology (I-T) district, LogisƟcs and Manufacturing (L-M) district, and the 
Industrial and Commercial (ICR)district 

 “Transfer and electricity and service buildings and yards” as permiƩed uses in the I-T and L-M 
zoning districts and as a Special Land Use (evaluated by the Planning Commission) in the ICR 
zoning district.   
 

So that the technical aspects of these projects can be fully evaluated within the context of the proposed 
locaƟon, this ordinance amendment will re-classify both use descripƟons as Special Land Uses with 
Township Board approval in all three industrial districts.     
 
The following ordinance amendments illustrate the proposed change.  ExisƟng language is shown in 
black text, and proposed changes are shown in red, underlined text.  Note that language not proposed to 
change is also included to clarify specific ordinance requirements that would apply to a public uƟlity 
proposal. 
 
 
 
ARTICLE II. – CONSTRUCTION OF LANGUAGE AND DEFINITIONS 
 
Sec. 201. – DefiniƟons: 
 

Public Service Building and FaciliƟes: Building or facility used for a public service or purpose. 
 
Public UƟliƟes: A person, firm, corporaƟon, municipal department, board, or commission duly 

authorized to furnish and furnishing under federal, state, or municipal regulaƟons or franchise 
agreements to the public: gas, steam, electricity, sewage disposal, communicaƟon, telegraph, 
transportaƟon, or water. Wireless communicaƟons towers or antennas shall not be considered public or 
private uƟliƟes under this secƟon. 
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ARTICLE IV. – DISTRICT REGULATIONS 
 
Sec. 420. - Table of uses 
1. In all districts, no building or land shall be used, and no building shall be erected except for one (1) or 

more of the following specified uses, unless otherwise provided in this ArƟcle. The following land 
use schedules show the uses which are permiƩed, permiƩed as a special use, permiƩed as an 
accessory use, or prohibited in specific districts or zones in the Charter Township of YpsilanƟ. The 
land use schedules are intended to serve as a guide for the convenience of the user of this Zoning 
Ordinance. More detailed standards regarding uses are contained within the individual district 
standards within ArƟcle 11. 

2. The schedules of use regulaƟons idenƟfies uses as follows: 
A. P: Principal permiƩed uses. Uses permiƩed by right in the applicable zoning district, subject to 

compliance with all other applicable requirements of this Zoning Ordinance. 
B. SL-PC: Special land uses approved by the Planning Commission. Uses which may be permiƩed 

upon the granƟng of a permit for such use by the Planning Commission, subject to the 
compliance with all applicable requirements of this Zoning Ordinance, and subject further to 
such other reasonable condiƟons which in the opinion of the Planning Commission are 
necessary to provide adequate protecƟon to the neighborhood and to abuƫng properƟes and 
subject further to a public hearing in accord with SecƟon 310, Public hearing requirements and 
further shall be reviewed as provided for in ArƟcle 10. 

C. SL-TB: Special land uses approved by the Board of Trustees. Uses which may be permiƩed upon 
the granƟng of a permit for such use by the Board of Trustees, upon recommendaƟon by the 
Planning Commission, subject to the compliance with all applicable requirements of this Zoning 
Ordinance, and subject further to such other reasonable condiƟons which in the opinion of the 
Board of Trustees are necessary to provide adequate protecƟon to the neighborhood and to 
abuƫng properƟes and subject further to a public hearing in accord with SecƟon 310, Public 
hearing requirements and further shall be reviewed as provided for in ArƟcle 10. 

D. A: Accessory uses. Uses which may be permiƩed as an accessory use incidental to the principal 
use of the premises, subject to compliance with all other applicable requirements of this Zoning 
Ordinance. 

E. —: Not permiƩed. Uses not permiƩed within the district. 
 

3. ResidenƟal districts table of uses idenƟfies the uses allowed in the following residenƟal districts: 
 
[Note: No changes are proposed to the ResidenƟal Districts Use Table] 
 

4. Business districts table of uses idenƟfies the uses allowed in the following commercial districts: 
 

 [Note:  No changes are proposed to the Business Districts Use Table] 
 

5. Industrial districts table of uses idenƟfies the uses allowed in the following industrial districts: 
 

[Note:  Changes to this table start with the “Civic/InsƟtuƟonal” subcategory] 
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Industrial Districts Use Table I-T L-M ICR Notes 

P = PermiƩed Use; SL -PC = Special Use Planning Commission Approval 
SL-TB = Special Use Township Board Approval; A=Accessory Use;  – = Not PermiƩed  

Industrial Uses [No changes are proposed in this subcategory] 

Product Assembly [No changes are proposed in this subcategory]  

Green Industry and Energy [No changes are proposed in this subcategory] 

Agricultural [No changes are proposed in this subcategory] 

Office and Financial [No changes are proposed in this subcategory]  

Retail and Services [No changes are proposed in this subcategory] 

Medical Marijuana [No changes are proposed in this subcategory] 

RecreaƟonal Marijuana [No changes are proposed in this subcategory] 

Lodging and Restaurants [No changes are proposed in this subcategory] 

Civic/InsƟtuƟonal 

Hospitals P    
Trade or industrial schools P P P No outdoor storage 

Parole or probaƟon offices   SL-PC 
Subject to condiƟons in 
SecƟon 1143 

Public/government buildings P P P  

Public uƟlity buildings, excluding wastewater treatment plants PSL-TB PSL-TB PSL-TB  

Transfer and electricity and gas service buildings, faciliƟes, and 
yards PSL-TB PSL-TB 

SL-
PCTB  

Wastewater treatment plants   P 
Subject to condiƟons in 
SecƟon 1154 

RecreaƟon [No changes are proposed in this subcategory] 

AutomoƟve/TransportaƟon [No changes are proposed in this subcategory]  

Accessory Uses 

Accessory buildings and uses customarily incident to any 
permiƩed use in this table, unless otherwise regulated by 
ordinance provisions for the specific accessory building or use. 

A A A  

 
 
[No Other Changes are Proposed for this SecƟon.] 
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