June 16, 2022
City of Inkster
26215 Trowbridge
Inkster, MI 48141
Subject:
Location:
Zoning:
Project #:

Special Land Use and Site Plan Review for a Contractor Storage Yard
2911 Ash Street (Parcel ID 44-010-01-0017-000 ; 44-010-01-0022-000 ; 44-010-01-0021-000)
M-1, Light Industrial District
SPR 21-22 ; SLU 21-23

Dear Commissioners,
The City of Inkster Planning Department has reviewed the above-referenced site plan and special land use
applications for a proposed contractor storage yard and storage shelter at 2911 Ash Street. The project seeks to
combine three parcels. The site is 0.78 acres located between Ash St and Hickory St, north of Cherry St and
south of the railroad. This review is based on the site plan application dated March 7, 2022. Due to the proposed
use being a storage yard, an additional review for a Special Land Use is also required.

Subject site

PR O J E CT S U MM AR Y
The applicant proposes to construct a storage yard,
including an open shelter for landscaping and construction
equipment. No vehicular parking for employees is
proposed. The site is zoned M-1 Light Industrial, where
storage facilities for construction contractor’s equipment is
permitted by special land use approval. Open storage is
permitted provided that it is enclosed within a building or
an obscuring wall. The applicant proposes to install an 8
ft. obscuring wall around the property.
A land survey is required to confirm that the vacant home
at 2914 Hickory (home featured in Parcel 2) occupies a
standalone parcel. Additionally, a parcel combination will
need to take place before construction activity and final
site plan approval can be granted.

Parcel 1

Parcel 2

Parcel 3

RE CO M EN DA TIO N S
Special Land Use Consideration. Pending any comments from the public during the public hearing, we
recommend the Planning Commission consider the following motion:
I move to recommend approval to City Council for the proposed special land use for a contractor storage yard
at 2911 Ash Street (Parcel ID 44-010-01-0017-000 ; 44-010-01-0022-000 ; 44-010-01-0021-000) subject to
the conditions outlined in the site plan review and the following special land use review conditions are met:
1. Abide by all requirements indicated in the Site Plan Review, including but not limited to providing a
Security Plan and hours of operation in compliance with Chapter 124 requirements;
2. Provide information on material for required 8 ft. industrial fence screening;
3. Provide required landscaping and irrigation system, as outlined in Site Plan Review letter;
4. Provide information on the materials used to create the shelter;
5. Provide a note on the site plan that the shelter will be permanent, as required in the Zoning
Ordinance;
6. Receive a waiver from Planning Commission to allow the storage yard to be the primary use of the
site;
7. Provide a note on the site plan indicating that the front yard will not contain storage, that storage will
not be in parking spaces and that storage will not impede traffic circulation; and
8. Provide a note indicating that the storage shelter will not exceed 25 ft. in height.
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Site Plan Consideration. Provided there is consensus on the Commission regarding the special land use
review, we recommend the Planning Commission consider the following motion:
I move to approve the proposed contractors’ storage yard at 2911 Ash Street (Parcel ID 44-010-01-0017-000
; 44-010-01-0022-000 ; 44-010-01-0021-000), provided that special land use approval is granted by City
Council, and contingent on the following:
1. Provide a new land survey to ensure that the vacant home on 2914 Hickory is on a standalone parcel. If
not, a lot split and recombination must be provided prior to final site plan approval;
2. Add a note that the storage structure will not exceed 25 ft. in height;
3. It is recommended that the applicant add a 5 ft. sidewalk on the property’s frontage along Ash St and
Hickory St;
4. Plant 7 deciduous trees in the Ash St right-of-way and 3 trees in the Hickory St right-of-way;
5. Plant 3 ornamental trees in the Ash St right-of-way and 2 trees in the Hickory St right-of-way;
6. Provide an irrigation plan and indicate it on the site plan;
7. Receive Planning Commission approval to waive Parking Landscaping requirements;
8. Provide one parking space on the site plan;
9. Provide information on the existing millings and that they will not be used for storage;
10. Provide architectural details for the storage shelter and receive City approval;
11. Receive City approval and combine three parcels into one parcel.

Respectfully submitted,
McKENNA

Alicia Warren
Assistant Planner
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Senior Principal Planner
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Special Land Use Review

Standards for Special Land Use are set forth by Section 155.289. This project is reviewed against the City’s
Zoning Ordinance, Master Plan, existing site conditions, and sound planning and design principles. We offer the
following comments for your consideration; underlined items require additional discussion and/or identify
outstanding items to be addressed.
1. H AR MO N Y W ITH M AS T ER PLA N
Will be harmonious and in accordance with the general objectives of the Master Land Use Plan.
Findings: In accordance with the 2017 Master Plan, the subject site Future Land Use (FLU) is designated as
Industrial, which includes manufacturing, assembly, warehousing, salvage facilities, research/office, and similar
uses. The use of an outdoor storage yard fully aligns with the Future Land Use establishment examples for the
Industrial District.
2. H AR MO N Y W ITH E XI S TI NG CH AR AC T E R
Will be designed, constructed, operated, and maintained in harmony with the existing and intended character of
the general area and will not change the essential character of the area.
Findings: The current land and surrounding parcels are vacant. The applicant, in accordance with the site plan
review process, proposes to install an eight-foot industrial fence screening along the perimeter of the subject site,
however, no further details have been provided regarding the material type for this proposed screening fence or
landscaping.
3. I MR P O V E M E NT TO TH E CO M MU NI T Y
Will represent a visual, physical and economic improvement to the property in the immediate vicinity and to the
community as a whole.
Findings: An active use on this site, as proposed, will be an economic improvement to the vicinity, and should
not impact visual/physical aesthetics in the area; however, landscaping and other site improvements will be
required and are explained in detail in the site plan review section of this letter.
4. A D EQ U AT E P UB LI C S ER V IC E S A ND FA CIL ITI E S
Will be served adequately by essential public services and facilities, such as streets, drainage structures, sewer
and water infrastructure, police and fire protection and refuse disposal, or that persons or agencies responsible
for the establishment of the proposed use shall be able to provide adequately for such services.
Findings: As a previously developed site, public utilities are available; we defer to the City Engineer for any
additional comments.
5. SMO K E, F UM E , G L AR E, N O I S E, VI BR AT I O N O R O DO R PO L LU TIO N
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Will not involve uses, activities, processes, materials, equipment, and conditions of operation that will be
detrimental to any person or property or to the general welfare by reason of excessive smoke, fumes, glare,
noise, vibration, odors, traffic generation or other nuisances generated by the proposed use.
Findings: The subject site is surrounded by other parcels zoned M-1, Light Industrial Use. While existing
surrounding sites are residential in use, it is anticipated as the city develops, these homes will be sold and
converted to industrial uses. As such, the anticipated impact of a storage yard is not expected to detract from the
area. Should the Planning Commission have further questions regarding this section, we recommend that they be
directed towards the applicant, who should be able to provide further clarity on the intended business operation.
6. R E DU CTI O N O F E C O NO MI C VI A BIL IT Y
Will not erode or reduce the economic viability of other existing land uses. Consideration shall be given to the
compatibility of other existing uses with the proposed use and maintaining land values within the City.
Findings: The subject site is currently vacant and does not provide economic viability to the surrounding existing
land uses. The proposed uses are anticipated to increase economic viability.
7. E XC E S SI V E O R A D DIT IO N AL CO S TS TO PU BL IC S ER VI C E S
Will not create excessive additional requirements at public costs for public facilities and services and will not be
determinate to the economic welfare of the community.
Findings: The proposed use is not anticipated to create additional public costs; we defer to the City Engineer for
any additional comments.
8. CO N SI ST E NT WIT H IN T ENT O F ZO NI NG O RD IN AN C E
Will be consistent with the intent and purpose of the Zoning Ordinance and comply with all specific standards
established for each use.
Findings: The use of the existing vacant land for a storage yard is supported by the intent of the M-1 Light
Industrial District; this requirement is met. Furthermore, the Site Plan review enforces zoning ordinance standards
and guides the site to be in compliance with the community’s vision for a healthier, safer city.
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Additional Use Standards Review
Additional use standards for contractor’s offices and yards are prescribed in the Zoning Ordinance, as noted in
the table below. We offer the following comments for your consideration; underlined items require additional
discussion and/or identify outstanding items to be addressed.
Use

Zoning Ordinance Use Standards – Applicable Sections

Contractors’ Yards

155.139

CONTRACTORS’ OFFICES AND YARDS (§ 155.139)
1. Buildings shall be permanently constructed. Temporary construction trailers shall not be occupied.
Findings: The applicant proposes to have an open curved storage shelter. Details of materials and
construction must be provided, including a note that the building is permanent.
2. Outdoor storage shall be clearly accessory to the principal office use.
Findings: The proposed storage yard will be the primary use of the site as no office is proposed;
however, we believe that, because the site will not be open to the public and the proposed re-use of a
vacant site will be beneficial, the Planning Commission may choose to waive this standard.
3. Only products, materials and equipment owned and operated by the contractor shall be stored. All
motorized equipment shall be stored on a paved surface.
Findings: Applicant intends to store landscape and construction equipment, including motorized
equipment and vehicles. A storage shelter will be placed on a 40 x 80 ft concrete pad, with an asphalt
drive leading to it from the gate. This standard has been met. Please direct further questions regarding
this item towards the applicant.
4. Storage shall not be located within the required front yard.
Findings: Storage is not proposed to be within the required front yard. Applicant must provide a note on
the site plan indicating their agreement to this term.
5. Materials shall not be stored within any required parking or loading spaces.
Findings: Applicant must provide note on site plan indicating their agreement with this term.
6. Storage shall not impede the access of fire and emergency vehicles and personnel.
Findings: The applicant will need to add a statement signifying their agreement with this: without
agreement, this finding is not supported.
7. Storage material shall not exceed 25 feet in height.
Findings: The applicant will need to add a statement signifying their agreement with this: without
agreement, this finding is not supported.
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8. All storage shall be screened from public streets and abutting property by an eight-foot tall masonry
retaining wall or an eight-foot wide landscaped berm capped with evergreen material and secured with an
eight-foot tall opaque fence located on the inside of the berm.
Findings: The site plan indicates “industrial fence screening”, however, no further details have been
provided regarding the material type for this proposed screening fence. As previously noted, an eight (8)
foot tall masonry retaining wall is required to be installed in accordance with the provisions of the Zoning
Ordinance.
9. The location and size of storage areas, thorough written description of materials of stored materials,
plans, sections and elevations of the screening method describing in detail the material and height shall
be submitted as part of the information required for site plan review.
Findings: The applicant should provide confirmation that they are aware of this stipulation.
10. Loading and unloading of equipment shall not be permitted within the right-of-way or unenclosed portion
of the site.
Findings: The applicant should provide confirmation that they are aware of this stipulation.
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Site Plan Review
Standards for Site Plan Approval are set forth by Section 155.287. This project is reviewed against the City’s
Zoning Ordinance, Master Plan, existing site conditions, and sound planning and design principles. We offer the
following comments for your consideration; underlined items require additional discussion and/or identify
outstanding items to be addressed.
1. ZO NI NG & U S E ( § 1 55 . 04 7)
Findings:
The site is in the M-1, Light Industrial District; the M-1 Light Industrial District intends to provide locations for
planned industrial development, including planned industrial park subdivisions. Permitted activities or operations
shall produce no external impacts that are detrimental in any way to other uses in the district or to properties in
adjoining districts. Accordingly, light industrial, research, and related office uses permitted in this district should
be fully contained within well-designed buildings on amply landscaped sites, with adequate off-street parking and
loading areas, and with no outside storage (except through special land use approval). Heavy industrial uses,
such as those involving the processing of raw material for shipment in bulk form to be used at another location,
shall not be permitted in this district.
The following chart provides information on existing land use and current zoning of the subject site and
surrounding uses.
Location

Existing Land Use

Future Land Use

Zoning

Vacant

Industrial

M-1, Light Industrial District

North

Rail freight line
Undeveloped parcel north of rail line.

Rail line. Town Center north of rail
line

M-1, Light Industrial District

East

One Residential home and Vacant
parcel (Hickory Street)

Industrial

M-1, Light Industrial District

South

One Residential home and Vacant
parcel (Cherry Street)

Industrial

M-1, Light Industrial District

West

Vacant/undeveloped land

Industrial

M-1, Light Industrial District

Subject Site
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2. D IM E N SIO NA L ST A ND AR D S ( §1 5 5. 0 61)
Site elements and the relationship between the various uses on the site shall be designed and located so that the
proposed development is aesthetically pleasing and harmonious with adjacent existing and prospective
development of contiguous properties and the general planning area. Buildings and structures will meet or exceed
setback standards, build-to lines, height and other dimensional standards, and placed to preserve environmentally
sensitive areas.
Findings: The location of the proposed storage yard is appropriate to maximize access from Ash Street. The plan
generally demonstrates compliance; however, structure height and maximum lot coverage compliance remains
unclear at this time. The dimensional requirements for the M-1 District and the proposed dimensions are listed in
the table below:
Dimensional Measurement

Required

Proposed

Comments

Min. Front Yard Setback

60 ft.

> 60 ft.

In compliance

Min. Side Yard Setback (north)

20 ft

20 ft.

In compliance

Min. Side Yard Setback (south)

20 ft.

20 ft.

In compliance

Min. Rear Yard Setback

60 ft.

**

In compliance

40 ft., however, Special
Land Use standards
indicate that storage
cannot be beyond 25 ft.

Elevations have not been
provided

Applicant needs to provide
information that the storage
structure will not exceed 25
ft. in height.

Based on off-street
parking, loading, greenbelt
screening, and setbacks.

*

-

Max. Height

Max. Lot Coverage

* The minimum lot area and width, and the maximum percent of building coverage shall be determined on the basis of required off-street
parking, loading, greenbelt screening, and yard setbacks as provided herein for the respective uses and use districts.
**As it stands, there is no rear yard – the subject site has frontage on two streets (two front yards).

3. A RC HIT E CT UR AL F E AT U R E S ( § 15 5 .0 7 2 )
Building design and architecture shall relate to and be harmonious with the surrounding neighborhood in terms of
texture, scale, mass, proportion, materials, and color.
Findings: Not enough information regarding the proposed accessory storage shed has been provided to
determine compliance with all standards. Relevant architectural standards are detailed below.
Massing. Structures with walls greater than 1,500 square feet must incorporate building setbacks of at least 3
feet to separate the wall into facade planes not greater than 500 square feet. In addition, façades shall
incorporate canopies, fascias or other distinguishing entrance features to the maximum extent feasible.
•

Renderings or drawings must be provided for review by the City Planning staff.

2911 Ash Street, SPR and SLU #1

9

Exterior Colors / Materials. The color of the exterior materials must be of low-reflectance, subtle, neutral colors.
The use of high-intensity or reflectance, and fluorescent colors is prohibited. Building trim may exhibit brighter
colors, except neon tubing is prohibited.
•

Color renderings, elevations, or material/color details must be provided for review by the City Planning
staff.

4. I M PA CT O N PU BLI C S ER V IC E S
Utility services, including sanitary, water and storm runoff, shall not exceed the existing or planned capacity of
such services, and shall be developed in the best interest of the public health, safety, and welfare of the
community. The proposed development shall be designed and located so that public services, including streets
and sidewalks, police and fire protection, and public schools have sufficient capacity to properly serve the
development, and so that such services will not be adversely affected by the proposed development.
Findings: This item is subject to approval by the City Engineer and City Fire Chief.
5. V EH IC ULA R AC C E S S & CI RC UL ATI O N
The vehicular circulation system planned for the proposed development shall be in the best interest of the public
health, safety, and welfare in regard to on site circulation, onsite parking, the overall circulation of the
neighborhood and community, egress/ingress to the site, vehicular turning movements related to parking areas,
loading areas, street intersections, street gradient, site distance and potential hazards to the normal flow of traffic
both on and off site.
Findings: The proposed improvements to the site include a 12-foot-wide asphalt drive, which will utilize the
existing concrete drive approach on the site. Parking and loading are discussed in detail under Item #10. Further
analysis of vehicular circulation is subject to the review of the City Engineer and Wayne County Road
Commission.
6. P ED E ST RI AN A CC E S S & CI RC UL ATIO N
The pedestrian circulation system planned for the proposed development shall be in the best interest of the public
health, safety, and welfare in regards to on site circulation and the overall pedestrian circulation of the
neighborhood and community.
Findings: While the applicant proposes a small strip of new sidewalk, further improvements would enhance
connectivity. We recommend that the applicant include a 5-foot sidewalk along the property’s frontage on both
Ash and Hickory Streets to improve pedestrian access to the site.
7. EM E RG EN C Y AC C E S S & V ULN E RA BI LI TY TO H AZA RD S
All sites and buildings must be designed to allow convenient and direct emergency access, and the emergency
response needs of the proposed use(s) shall not exceed the City’s emergency response capabilities.
Findings: This item is subject to approval by the City Engineer and City Fire Chief.
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8. LA ND S CA P IN G ( §1 55 . 07 3; 1 5 5. 08 0)
Proposed landscaping must be appropriate and of such size, location, height and quantity to ensure that the
proposed development is not objectionable to nearby properties by reason of noise, fumes, flash of lights from
automobiles or other lighting, interference with an adequate supply of light and air, an increase in the danger of
fire, or other public safety hazard.
Findings: The required and proposed site landscaping is detailed in the table on the following page. Due to the
scope of this project and the proposed use, we recommend waiving all parking lot landscaping requirements.
Criteria

Required

Proposed

Comments

Right-of-Way:
Deciduous Trees

1 per 35 ft.
(344 ft. / 35 ft.)
= 10 trees

None Provided

The applicant must provide 7 trees in the
Ash St ROW and 3 trees in the Hickory St
ROW

Right-of-Way:
Ornamental Trees

1 per 75 ft.
(344 ft. / 75 ft.)
= 5 trees

None Provided

The applicant must provide 3 trees in the
Ash St ROW and 2 trees in the Hickory St
ROW

Automatic or drip irrigation
required

Undetermined

The applicant must provide an irrigation
plan.

Irrigation

9. SC R EE NI NG A ND BUF FE R ( § 1 55 .0 7 4; 1 55 . 07 5)
Proposed screening and buffer areas shall be appropriate and of such size, location, height and quantity to
ensure that the proposed development will not be objectionable to nearby development or properties by reason of
noise, fumes, flash of lights from automobiles or other lighting, interference with an adequate supply of light and
air, an increase in the danger of fire, or other public safety hazard. Screening shall be provided in a manner that
adequately buffers adjacent land uses and screens off-street parking, mechanical appurtenances, loading and
unloading areas and storage areas from adjacent residential areas and public rights-of-way.
Findings: All storage shall be screened from public streets and abutting property by an eight-foot-tall masonry
retaining wall or an eight-foot wide landscaped berm capped with evergreen material and secured with an eightfoot tall opaque fence located on the inside of the berm. The site plan indicates “industrial fence screening”,
however, no further details have been provided regarding the material type for this proposed screening fence. As
previously noted, an eight (8) foot tall masonry retaining wall is required to be installed in accordance with the
provisions of the Zoning Ordinance.
10 . P AR KI NG & LO A D ING ( § 1 55 . 07 7; 1 5 5. 0 78; 15 5. 0 7 9)
The parking pattern proposed shall be in the best interest of the public health, safety, and welfare in regard to
size, layout and quantity, and the location of parking and loading facilities will not be detrimental to nearby
developments, properties, or public streets.
Findings: The parking requirement for contractor yard storage requires one (1) parking space per company
vehicle plus 1 per tractor, trailer, or similar vehicle. The site plan indicates the equipment storage yard is not open
to the public and is for personal storage only, however, no parking spaces are provided. The size of the site
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suggests that it is reasonable to expect the inclusion of one parking space. The applicant needs to delineate a
parking space on the site plan.
The site plan indicates existing asphalt millings on the subject parcel. The applicant will need to provide further
clarification as to if these millings will remain or be replaced by a lawn. If the millings are to remain, the applicant
will need to provide confirmation that the millings will not be used for parking and or storage of vehicles.
11 . E XT E RI O R LIG HT I NG AN D S E CU RIT Y C AM E RA S ( § 1 55 . 07 6)
All exterior lighting fixtures shall be designed, arranged, and shielded to minimize glare and light pollution, prevent
night blindness and vision impairments, and maximize security. For all non-residential commercial and business
properties, security cameras shall be installed, maintained and approved by the City Police Chief.
Findings:
Exterior Lighting. The applicant must provide a Photometric Plan, including lighting at the gate entrance to
ensure safety and that site lighting does not act as a nuisance to future land development.
Additionally, the applicant must provide cut sheets to the city demonstrating that the following is met:
•
•
•
•

Only white, non-glare lighting shall be permitted.
Lighting shall be placed and shielded to direct the light onto the site and away from adjoining properties.
Lighting shall be shielded so that it does not cause glare for motorists.
Lights shall be recessed into the fixture so that bulbs or elements are not visible from adjoining properties.

The following table details the maximum illumination permitted (levels noted in footcandles “fc.”) and the
maximum height permitted, in comparison with that proposed on the site:
Standards

Standard

Proposed

20 fc.

-

For uses adjacent to residential (zoned or used) property

0.1 fc.

n/a

-

For uses adjacent to non-residential property

0.3 fc.

-

Applicant needs to
provide.

For uses adjacent to residential (zoned or used) property

20 ft.

n/a

-

For uses adjacent to non-residential property

25 ft.

-

Applicant needs to
provide.

Max. Illumination

Comments
Applicant needs to
provide.

Max. Illumination at the Property Line

Max. Lighting Fixture Height

2911 Ash Street, SPR and SLU #1

12

Security Cameras. The applicant needs to provide a Security Plan:
•
•
•
•
•

Security cameras shall be installed, maintained and approved by the City Police Chief;
All security cameras shall be high-definition with a minimum resolution of 1080p and night vision with at
least 120 concurrent hours of digitally recorded documentation;
The security cameras shall be in operation 24 hours a day, seven days a week, and shall be set to
maintain the record of the prior 120 hours of continuous operation;
An alarm system is required that is operated and monitored by a recognized security company; and
Security cameras shall be placed to cover the entire site and placement shall be approved by the City
Police Chief.
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NOTICE OF PUBLIC HEARING
CITY OF INKSTER, WAYNE COUNTY, MICHIGAN
RE:

Case No. 21-23 (SLU)

In accordance with and pursuant to the Michigan Zoning Enabling Act, Act 110 of 2006, as amended, notice
is hereby given that the City of Inkster Planning Commission will hold a public hearing on Monday, June
27, 2022, at 6:30 p.m. Information to join the meeting can be found at City Hall located at 26215 Trowbridge,
Inkster, Michigan, 48141 or at www.cityofinkster.com. The purpose of this hearing is to consider a special
land use to allow a storage yard in the M-1 Light Industrial District at 2911 Ash Street. Anthony Pasley is
the applicant. The subject property is located on the east side of Ash Street, west of Hickory Street, north
of Cherry Street and is legally described as follows:
TAX ID: 44-010-01-0017-000 ; 44-010-01-0022-000 ; 44-010-01-0021-000
25P17 TO 20 LOTS 17 TO 20 INCL ALSO ADJ VAC ELM ST 50FT WD ALSO W 1/2 VAC ALLEY ADJ TO LOT 17 ALSO N 1/2 VAC
ALLEY ADJ TO LOT 20 WEST DEARBORN SUB T2S R9E L50 P32 WCR ;
25P22 23 LOT 22 AND 23 WEST DEARBORN SUB T2S R9E L50 P32 WCR ;
25P21 LOT 21 AND N 1/2 ADJ VAC ALLEY ALSO E 1/2 VAC ALLEY WEST DEARBORN SUB T2S R9E L50 P32 WCR

NORTH

Public comments are invited. Persons unable to attend the public hearing may send their comments in
writing to the attention of the City of Inkster Planning Department, 26215 Trowbridge, Inkster, Michigan,
48141. Comments will be received through 12:00 noon, Monday, June 20, 2022. Please reference Case
No. 21-23 (SLU) in all correspondence.
The City of Inkster will provide necessary reasonable auxiliary aids and services, such as signers for the
hearing impaired and audio tapes of printed materials being considered at the public hearing to individuals
with disabilities upon five business days written notice. Individuals with disabilities requiring auxiliary aids
or services should contact the City of Inkster at 313.563.9770.
Verna Chapman
Inkster City Clerk
PUBLISH BY: June 9, 2022
Planning Department • 313.563.9760

