City of Ypsilanti
Community & Economic Development Department
August 19, 2020
Staff Review of Special Use Expansion and Site Plan
Patient Station – 539 S. Huron St.
GENERAL INFORMATION
Applicant:

539 Huron Real Estate Company
539 S. Huron St.
Ypsilanti, MI 48197

Project:

Patient Station – Temporary storage trailer expansion

Public Hearing Date:

August 19, 2020

Location:

North of I-94 on east side of Huron. Parcel ID# 11-11-37-101-002.

Zoning:

“GC” General Corridor

Action Requested:

Approval

Staff Recommendation:

Approval, with conditions.

PROJECT AND SITE DESCRIPTION
The applicant is applying to expand their Special Use permit. The special permit is currently for medical
marijuana provisioning center and recreational marihuana retailer uses. The existing building houses
these uses, and the applicant proposes to add a temporary storage trailer to connect to the rear of the
existing building, and a separate temporary trailer to stand alone in the rear yard.
The existing building is approximately 550 square feet on a lot of approximately 1.18 acres. The new
temporary storage trailer is 320 square feet. There is currently parking to the north and south, as well
as vehicle access to and from S. Huron St. The vehicle access to Bell and to Kramer have been blocked
at this time.
This application is for the existing property only. There are proposed plans to build a 9,918 square foot
structure south of the existing building, with associated parking and site improvements, and to
demolish the existing structure. These plans were previously approved by Planning Commission in June
and August of 2018 for medical marijuana provisioning center use. That approval still stands, and the
project is currently in the detailed engineering review phase.
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Figure 1: Subject Site Location (2015 Aerial)
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Figure 2: Photograph of Site (Google Street-View, July 2019)

Figure 3: Photograph of Site (Google Street-View, July 2019)

3

Special Use and Limited Site Plan Review | Patient Station Temporary Trailers| August 2020

Figure 4: Land Use and Zoning of Surrounding Area
LAND USE
ZONING
NORTH
EAST

Gas Station
Residential

SOUTH

Vacant Land
I-94 Ramp

WEST

Warehouse

NC- Neighborhood Corridor
GC, Park (vacant properties), and
CN-Mid (residential properties)
GC- General Corridor
PMD- Production, Manufacturing,
Distribution
PMD- Production, Manufacturing,
Distribution

DISCUSSION
Section 122-328 of the Zoning Ordinance requires that an expansion to a special land use go before
Planning Commission, subject to the same procedures followed for an original special use permit. Staff
deemed the addition of a temporary storage trailer, even for staff and storage purposes only, to be an
expansion of their special land use.
There is a second temporary trailer pointed out in the site plan as “existing”. Because it was not
previously permitted, that trailer should also be part of this review.
Essentially, the review before you is a hybrid Special Use and Temporary Use Permit review. The use of
these trailers, being temporary, should comply with the Temporary Use Permit requirements as
specified in Section 122-335. Because the intention is for these temporary trailers to remain for longer
than 30 days and deals with an expansion of a special land use, Planning Commission is responsible for
this review.
For reference regarding construction- construction trailers for uses incidental to construction work may
be authorized for up to 12 months. City staff may administratively approve such temporary use permit.
But because these temporary uses are explicitly labeled as “for storage use” and “for office use”, not
construction use, staff deems these as separate from their eventual construction and requiring the
review of Planning Commission.
SPECIAL USE: CRITERIA AND REVIEW

§122-324(b)

(1) The proposed use conforms with all the provisions and requirements of this chapter, including site plan or
sketch plan review standards, as applicable, and the applicable site development standards for the specific
use, as well as the spirit and intent of this chapter and the Master Plan. The location, scale, and intensity of
the proposed use shall be compatible with adjacent uses and the zoning of the land. Height, location and size
of buildings shall be compatible with uses and buildings on adjacent properties. The intensity of the proposed
use, such as volume, frequency and times of operation, and its compatibility shall be considered. If
nonconformities are present, all reasonable effort has been made to eliminate them.
COMMENTS: The applicant proposes to make medical marijuana provisioning center and recreational
marihuana retailer use of the existing building and temporary structures until the proposed new facility is
constructed. The “GC” zoned property makes this a Special Land Use, and the property, on this date,
complies with locational standards pertaining to other marijuana facilities and schools.
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City staff encourages that the temporary structures do not turn into permanent structures. The temporary
structure nature of this review will be discussed in the Site Plan Review section of this review.

(2) The proposed use shall promote the use of land in a socially and economically sustainable manner and shall
not be detrimental, hazardous, or disturbing to existing or future neighboring uses, persons, property or
public welfare. Noise, odor, smoke and potential contamination of air, soil and water and its potential effect
on neighboring uses, persons and property, as well as public welfare, shall be considered.
COMMENTS: There is some discussion locally, statewide, and federally as to the social and economic
impact of marijuana in general. The City’s voters strongly supported Proposal 1 to legalize adult-use
marijuana by over 78%. However, offensive odor is a consideration, and must be taken into account.

(3) The proposed special land use shall be designed, constructed, operated and maintained to assure long-term
compatibility with surrounding land uses. Consideration shall be given to the placement, bulk, and height of
structures; materials used in construction; location and screening of parking areas, driveways, outdoor
storage areas, outdoor activity areas, and mechanical equipment; nature of landscaping and fencing; and
hours of operation.
COMMENTS: There is significant vegetation screening this location from the residential area to the east. The
continued blocking of the vehicle access to Kramer to the north shall be continued to minimize inadvertent
commercial traffic.
The use of multiple structures on the site is not preferred for a marijuana facility, but City staff understands
there will be a transition taking place with the construction of the new facility. Section 122-537 and 122-550
stipulate that medical marijuana provisioning centers and recreational marihuana retailers, respectively,
contain marijuana “within the main building in an enclosed, locked facility,” therefore marijuana shall only be
stored in the main, existing building. Marijuana shall not be stored or contained in either of the proposed and
existing temporary trailers.

(4) The proposed special land use shall not present unreasonable adverse impacts on the transportation system.
Consideration shall be given to the estimated pedestrian, bicycle and vehicular traffic generated by such use,
access to transit, proximity to major thoroughfares, proximity to intersections, required vehicular turning
movements, and provisions for pedestrian and bicycle traffic.
COMMENTS: This location has access to transportation facilities, with the exception of transit and bicycle.

(5) The proposed use shall not create additional requirements at public cost for public facilities and services that
will be detrimental to the economic sustainability of the community.
COMMENTS: None are anticipated.

CONDITIONS OF APPROVAL

§122-326

“Reasonable conditions may be required in conjunction with an approval. The conditions may include conditions
necessary to ensure that public services and facilities affected by a proposed land use or activity will be capable
of accommodating increased service and facility loads caused by the land use or activity, to conserve natural
resources and energy, to ensure compatibility with adjacent uses of land, and to promote the use of land in a
socially and economically desirable manner. Conditions imposed must do all of the following:
(1) Be designed to protect natural resources, the health, safety, and welfare, as well as the social and economic
well-being.
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(2) Be related to the valid exercise of police power and purposes which are affected by the proposed use or
activity.
(3) Be necessary to meet the intent and purposes of this chapter, be related to standards established in this
chapter, and be necessary to ensure compliance with those standards.”
New items to be addressed (pertinent to expansion):
•
•

Temporary trailers shall not become permanent.
Temporary trailers shall not store or contain marijuana.
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SITE PLAN: CRITERIA AND REVIEW

§122-311

STANDING

§122-311(a)

The applicant is legally eligible to apply for site plan review, and all required information has been provided.

REQUIREMENTS

§122-311(b)

“The proposed site plan conforms with all the provisions and requirements, as well as the spirit and intent of this
chapter and the Master Plan. The proposed development will meet all the regulations of the zoning district in which
it is located.”
The applicant is proposing the temporary use of the two temporary premanufactured trailers. The temporary use
permit and site plan review standards shall both be applied in this case. The temporary use permit standards to
consider are:

§122-335
(h) Standards. No temporary structure or use permit shall be authorized until the following additional standards
are met:
(1) The location and erection of any temporary structure shall conform to all of the regulations of the zoning
district in which it is situated and all other applicable regulations of this chapter.
(2) If an open-air use, it must be located on a fully paved surface, unless otherwise indicated.
(3) The location of such use shall not be injurious to adjacent properties or the surrounding neighborhood.
(4) The water supply and sanitary facilities of any temporary dwelling shall conform to all applicable
requirements of the state health department, the county health department, and City codes and other
regulations.
(5) The following shall be taken into consideration:
(i) The reasons and necessity for the temporary use or structure.
(ii) The nature of the use or structure.
(iii) The proposed location of the use or structure.
(6) If not required above, the approving body may request a sketch plan, drawn to scale no smaller than one
inch equals 50 feet, showing the location of the temporary use in relation to the lot lines and other structures.
(7) Reasonable conditions may be required with the approval of a temporary special permit by the approving
body. The conditions may include, but are not limited to, conditions necessary to ensure that public services
and facilities are not adversely affected, to protect the natural environment and conserve natural resources and
energy, to ensure compatibility with adjacent uses of land, and to promote the use of land in a socially and
economically desirable manner.

Additionally, for safety reasons, the trailers shall be inspected and permitted by the Building
Department.

New Items to be Addressed (pertinent to expansion):
•
•

Staff recommends the temporary trailers shall remain on the site for no longer than one year,
or until the future building is granted a Certificate of Occupancy, whichever is less.
Temporary trailers shall be inspected and permitted by the Building Department.
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Figure 5: Capture of Survey of Existing Property
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Figure 6: Capture of Site Plan
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BUILDING LOCATION AND SITE ARRANGEMENT
§122-311(c)
“All elements of the site plan shall be harmoniously and efficiently organized in relation to the character of the
proposed use, the size and type of lot, the size and type of buildings, and the character of the adjoining property.
The site shall be so developed as not to impede the normal and orderly development or improvement of surrounding
property for uses permitted in this chapter.”
There is one small building (approximately 18’x30’) in the center of the site, as well as a canopy. There is a small
shed towards the rear of the structure. Parking is to the north and south of the building.
Two trailers will be added. The 320 square foot trailer will be temporarily connected to the rear of the building. We
will call this trailer “Trailer A” for clarity. The other 500 square foot trailer is proposed to be located even further to
the rear of the property, and will stand alone. We will call this trailer “Trailer B.”
Referencing §122-335(h)(1), the structures should comply with the regulations of the zoning ordinance, including
setback requirements. City staff interprets the present building and site a “Single Story Commercial Building”
building type and will need to conform to the requirements thereof. City staff sees Trailer A as an attached accessory
structure, meaning it needs to comply with the principal building setback requirements. Trailer B is then a detached
accessory building, and needs to comply with those requirements thereof.
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EXISTING
ORDINANCE REFERENCE
REQUIRED
CONDITIONS
GC & BUILDING TYPE Determined by lot size
Single Story
§122Commercial
477.SC
Building
LOT REQUIREMENTS
No changes proposed to the lot.
BUILDING ENVELOPE AND HEIGHT
Principal 15’ feet rear setback
Building
(Trailer A)

Accessory
Building
(Trailer B)

10’ feet rear and side
setback
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PROPOSED
Single Story
Commercial Building

Not yet installed.

TRAILER A:
Based on scale
measurement: 16’
(Should be confirmed
by Applicant)

Crosses property
lines

Crosses property lines –
should be located at
least 10 feet from rear
or side property lines.
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Figure 7: Capture Single Story Commercial Building Requirements

New Items to be Addressed (pertinent to expansion): Confirmation of rear setback for Trailer A. Trailer B
shall be located in an area not crossing property lines and complying with setback requirements.
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SITE ACCESS, TRAFFIC, AND PARKING
§122-311(d)
“With respect to vehicular and pedestrian circulation on the site, including walkways, interior drives, and parking;
circulation shall to the extent possible create potential cross-and joint-access to adjacent parcels and the existing
block layout. Special attention shall be given to the location, number and spacing of ingress and egress points;
general interior circulation including turnaround areas; adequate provisions for delivery of services (trash removal,
school buses, mail and parcel delivery); separation of pedestrian and vehicular traffic; avoidance of building corners
next to access drives; identification of addresses; storage of plowed snow; and arrangement of parking areas that
are safe and convenient, and insofar as practicable, do not detract from the design of the proposed buildings and
structures, neighboring properties, pedestrian and bicyclist safety, access to transit and flow of traffic on adjacent
streets. All buildings or groups of buildings shall be so arranged as to permit adequate access by emergency vehicles
as required by the city building code.”
There are two access drives off Huron, as well as one off Kramer. The one drive off Kramer has been blocked and
shall remain blocked with no parking allowed. This was blocked at neighborhood request due to concerns about
traffic using Kramer/Bell to access the site or to cut through. Planning Commission required this condition as part
of their approvals in 2018 and 2020. Staff recommends keeping the Kramer drive blocked with no parking allowed.

New Items to be Addressed (pertinent to expansion): None.

SCREENING
§122-311(h)
“The site plan shall provide reasonable visual and sound privacy for all dwelling units on or adjacent to the
property. Fences, walks, barriers, and landscaping shall be used, as appropriate, for protection and enhancement
of the property. All outdoor storage of materials, loading and unloading areas, and refuse containers shall be
screened or located so as not to be a nuisance. Outdoor lighting shall be shielded so as to not adversely affect
neighboring properties or traffic on adjacent streets.”
No changes to site lighting or screening are proposed as part of this development, and none are required.

New Items to be Addressed (pertinent to expansion): None.
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STAFF RECOMMENDATIONS: SPECIAL USE
Staff recommends the Planning Commission approve the Special Use Permit expansion for the Patient Station at
539 S Huron with the following findings and conditions:
Findings: The application is substantially in compliance with §122-324(b).
Conditions
1. Special use expansion approval shall be subject to approval of site plan.
2. Temporary trailers shall not become permanent.
3. No marijuana shall be stored or contained in either of the temporary trailers.

STAFF RECOMMENDATIONS: SITE PLAN
Staff recommends the Planning Commission approve the site plan for the Patient Station at 539 S Huron with the
following findings and conditions:
Findings
1. The application substantially complies with §122-310.
2. The temporary nature of the trailers prompt temporary use permit regulations (§122-335).
Conditions
1. Temporary trailers shall remain on the site for no longer than one year, or until the future building is
granted a Certificate of Occupancy, whichever is less.
2. Temporary trailers shall be inspected and permitted by the Building Department.
3. Confirmation/annotation of rear setback distance of attached temporary trailer.
4. Detached temporary trailer be moved to a location on the property conforming to zoning code.

Andy Aamodt
City Planner, Community & Economic Development Department
CC

File
Applicant team
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ISSUED FOR

SITE PLAN FOR:

patient station medical marijuana
provisionary center

PLANNING

property owner:

land situated in the county of washtenaw, city of ypsilanti, state of michigan described as follows:

539 S Huron Real Estate Company
Eric Nemeth

parcel 2:
part of lot 3 plan of clarksville, according to the plat thereof as recorded in liber 3, page 1,
washtenaw county records, and part of french claim 680, described as follows: beginning at the
intersection of the centerline of huron street with the centerline of monroe avenue (now abandoned)
thence northeasterly 76.89 feet along the centerline of huron street; thence southeasterly
deflecting 98 degrees 14 minutes to the right 271.80 feet; thence southwesterly deflecting 81 degrees
46 minutes to the right 121.83 feet; thence northwesterly deflecting 88 degrees 33 minutes to the right
269.07 feet to the center of juron street; thence northeasterly deflecting 91 degrees 27 minutes to
the right 90.67 feet along the center of huron street to the point of beginning, exepting therefrom
that part taken for highway purposes as set forth in declaration of taking recorded in liber
1296, page 428, washtenaw county records.

ARCHITECT

parcel 3:
all that part of french claim 680, city of ypsilanti, washtenaw county, michigan, describes as follows:
commencing at the intersection of the centerline of huron street and monroe avenue; thence south
31 degrees 00 minutes 48 seconds west a distance of 91.51 feet along the centerline of huron street
to the point of beginning; thence south 60 degrees 26 minutes 12 seconds east a distance of 269.08
feet; thence south 31 degrees 00 minutes 48 seconds west a distance of 179.39 feet; thence north
58 degrees 59 minutes 12 seconds west a distance of 86.00 feet; thence north 58 degrees 59 minutes 12
seconds west, a distance of 183.00 feet to the centerline of huron street; thence north 31 degrees
00 minutes 48 seconds east a distance of 322.58 feet to the point of beginning, which lies southeasterly
of a line described as commencing a the intersection of the centerlines of monroe avenue and
huron street; thence north 31 degrees 00 minutes 48 seconds east along the centerline of huron
street a distance of 26.56 feet; thence south 58 degrees 59 minutes 12 seconds east a distance of 33.00
feet to the point of beginning; thence south 17 degrees 57 minutes 08 seconds west a distance of 308.44
feet; thence south 07 degrees 41 minutes 52 seconds west a distance of 111.81 feet; thence south 27 degrees
38 minutes 50seconds east a distance of 111.81 feet to a point of ending.

ARCHITECT SIGNATURE:

RO R K
LT
G

Total site contains 94,617 s.f. or 2.17 acres

FIRE RESISTANCE RATINGS: 5b
STRUCTURAL FRAME

S0
S1
S2
S3

0 HOUR

BEARING WALLS:
EXTERIOR: 0 HOUR
INTERIOR: 0 HOUR
NON BEARING PARTITION: 0 HOUR
FLOOR CONSTRUCTION:

0 HOUR

ROOF CONSTRUCTION:

0 HOUR

BUILDING & ZONING

ALLOWABLE BUILDING HEIGHT: 1 story and 40'

provided building area: 1,380 s.f.
provided building height: 1 story and 14'-8"

n st

ALLOWABLE BUILDING AREA: 9,000 s.f.

harriet st.

st.
spring

uro

SPACE IS NON SPRINKLERED

th h

TYPE OF CONSTRUCTION:
CONSTRUCTION TYPE 5B

parking requirements:
1 space for each 250 s.f. of gross area.
gross area = 1,380 s.f.
1,380 / 250 = 6 spaces required incl. (1) ph space
9 spaces provided. including (1) ph space

sou

use group:
OCCUPANCY CLASSIFICATION: "M" - mercatile

.

ZONING: GC

COVER SHEET
SITE SURVEY
SITE PLAN
FLOOR PLAN

SITE DESIGN FOR

SITE DESIGN:
city of ypsilanti zoning ordinance
BUILDING:
2015 MICHIGAN BUILDING CODE
FIRE AND SAFETY:
2015 iNTERNATIONAL FIRE CODE
MECHANICAL:
2015 MICHIGAN MECHANICAL CODE
ELECTRICAL:
2014 NATIONAL ELECTRICAL CODE
PLUMBING:
2015 MICHIGAN PLUMBING CODE
ACCESSIBILITY:
1966 PA 1, MCL 125.1351 TO 125.1356, THIS CODE, AND
ICC/ANSI A 117.1, EXCEPT SECTIONS 611 AND 707
ENERGY:
2015 INTERNATIONAL ENERGY CODE (N.a.)

PROJECT DESCRIPTION:

APPLICABLE CODES:

539 SOUTH HURON
YPLIANTI, MICHIGAN

A MICHIGAN CORPORATION

ADDRESS:

RCHITECTS/LLC
PATIENT STATION MEDICAL MARIJUANA PROVISONING CENTER

parcel 1:
lot 2 and part of lot 3, plan of clarksville, according to the plat thereof as recorded in
liber 3, page 1, washtenaw county records, described as follows: beginning at the northeast
corner of said lot 2; thence southerly 132.12 feet along the easterly line of lots 2 and 3; thence
westerly deflecting 89 degrees 56 minutes 30 seconds to the right 138.64 feet along the southerly
line of said lot 3; thence northwesterly deflecting 56 degrees 17 minutes 20 seconds to the right
85.54 feet; thence northeasterly deflecting 81 degrees 17 minutes 20 seconds to the right 91.25 feet
along the easterly line of huron street as n ow laid out and used; thence easterly deflecting 41
degrees 47 minutes to the right 118.29 feet along the northerly line of said lot 2 to the point of beg.

7.17.20

c COPYRIGHT 2011. THIS DRAWING IS THE PROPERTY OF
ROARK GALT ARCHITECTS LLC. AND IS INTENDED FOR THE
SOLE AND STRICT USE OF THE CLIENT LISTED AND THEIR
LEGAL ASSIGNS OR DESIGNEES. UNAUTHORIZED USE OF THE
DOCUMENT SHALL CONSTITUTE AN INFRINGEMENT OF RIGHTS.
UNAUTHORIZED USERS WILL BE LIABLE TO ROARK GALT
ARCHIECTS LLC. AND BE HELD RESPONSIBLE OR LIABLE FOR
ANY ADDITIONS, ALTERATIONS, OR DELETIONS TO THE
DRAWINGS.THIS DRAWING WAS COMPUTER GENERATED.

539 south huron st ypsilanti michigan
legal description:

DATE

DRAWN BY:

DJM

location

CHECKED:

OCCUPANCY:"M" AREA = 1,380 s.f.

DJM

basement and ground floor area: 1 person for every 30 s.f.
stock, storage and shipping areas: 1 person for every 300 s.f.

i-94

1,060 S.F. / 30 = 31
320 S.F. / 300 = 1

SCALE:

NONE
DATE:

total occupancy = 32

7.17.20
JOB NUMBER:

exit requirements:

20200022

number of exits required: 1
number of exits provided: 1
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legal description:
land situated in the county of washtenaw, city of ypsilanti, state of michigan described as follows:

ZONED: PMC

parcel 1:
lot 2 and part of lot 3, plan of clarksville, according to the plat thereof as recorded in
liber 3, page 1, washtenaw county records, described as follows: beginning at the northeast
corner of said lot 2; thence southerly 132.12 feet along the easterly line of lots 2 and 3; thence
westerly deflecting 89 degrees 56 minutes 30 seconds to the right 138.64 feet along the southerly
line of said lot 3; thence northwesterly deflecting 56 degrees 17 minutes 20 seconds to the right
85.54 feet; thence northeasterly deflecting 81 degrees 17 minutes 20 seconds to the right 91.25 feet
along the easterly line of huron street as n ow laid out and used; thence easterly deflecting 41
degrees 47 minutes to the right 118.29 feet along the northerly line of said lot 2 to the point of beg.
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PROJECT DESCRIPTION:

ex

DRAWN BY:

DJM
CHECKED:

DJM
SCALE:

1" = 20'
DATE:

SITE PLAN
1" = 20'

parcel 2:
part of lot 3 plan of clarksville, according to the plat thereof as recorded in liber 3, page 1,
washtenaw county records, and part of french claim 680, described as follows: beginning at the
intersection of the centerline of huron street with the centerline of monroe avenue (now abandoned)
thence northeasterly 76.89 feet along the centerline of huron street; thence southeasterly
deflecting 98 degrees 14 minutes to the right 271.80 feet; thence southwesterly deflecting 81 degrees
46 minutes to the right 121.83 feet; thence northwesterly deflecting 88 degrees 33 minutes to the right
269.07 feet to the center of juron street; thence northeasterly deflecting 91 degrees 27 minutes to
the right 90.67 feet along the center of huron street to the point of beginning, exepting therefrom
that part taken for highway purposes as set forth in declaration of taking recorded in liber
1296, page 428, washtenaw county records.

parcel 3:
all that part of french claim 680, city of ypsilanti, washtenaw county, michigan, describes as follows:
commencing at the intersection of the centerline of huron street and monroe avenue; thence south
31 degrees 00 minutes 48 seconds west a distance of 91.51 feet along the centerline of huron street
to the point of beginning; thence south 60 degrees 26 minutes 12 seconds east a distance of 269.08
feet; thence south 31 degrees 00 minutes 48 seconds west a distance of 179.39 feet; thence north
58 degrees 59 minutes 12 seconds west a distance of 86.00 feet; thence north 58 degrees 59 minutes 12
seconds west, a distance of 183.00 feet to the centerline of huron street; thence north 31 degrees
00 minutes 48 seconds east a distance of 322.58 feet to the point of beginning, which lies southeasterly
of a line described as commencing a the intersection of the centerlines of monroe avenue and
huron street; thence north 31 degrees 00 minutes 48 seconds east along the centerline of huron
street a distance of 26.56 feet; thence south 58 degrees 59 minutes 12 seconds east a distance of 33.00
feet to the point of beginning; thence south 17 degrees 57 minutes 08 seconds west a distance of 308.44
feet; thence south 07 degrees 41 minutes 52 seconds west a distance of 111.81 feet; thence south 27 degrees
38 minutes 50seconds east a distance of 111.81 feet to a point of ending.
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