
CITY OF YPSILANTI
Planning Commission MEETING

Wednesday, April 19, 2023 @ 7:00 PM
Council Chambers

One South Huron, Ypsilanti, MI 48197

Page

3 - 4

5 - 33

I. CALL TO ORDER

II. ROLL CALL
Matt Dunwoodie, Chair
Michael Simmons, Vice-Chair
Eric Bettis
Mike Davis Jr.
Jessica Donnelly
Phil Hollifield
Amanda Smith
Carl Schier
Brian Jones-Chance

III. AGENDA APPROVAL

IV. APPROVAL OF MINUTES

A. 3-15-23 Planning Commission Minutes

V. AUDIENCE PARTICIPATION

VI. COMMITTEE REPORTS

A. Non-Motorized Committee Report

VII. PRESENTATIONS AND PUBLIC HEARING ITEMS

A. Installation of Two (2) Outdoor Fuel Storage Tanks in the PMD 
599 S Manfield Staff Report
Special Use Application
Building Permit App
Tank SPECS
Sketch Plan Layout
Tank Drawing

VIII. OLD BUSINESS
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IX. NEW BUSINESS

X. FUTURE BUSINESS DISCUSSIONS/UPDATES

XI. ADJOURNMENT
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DRAFT MINUTES

Planning Commission
Wednesday, March 15, 2023 @ 7:00 PM

Council Chambers One South Huron, Ypsilanti, MI 48197

I. Call to Order (7:01pm)
II. Roll Call

Present: Bettis, Schier, Dunwoodie, Hollifield, Jones-Chance
Absent: Donnelly, Smith, Davis Jr., Simmons
Motion to excuse the absence for Commissioners Donnelly, Smith, and Davis Jr.
Offered By: Brian Jones-Chance; Seconded By: Commissioner Hollifield; Approved: Yes – 5; No –
0; Absent – 4 (Donnelly, Smith, Davis Jr., Simmons)

III. AGENDA APPROVAL

Motion to approve the agenda.

Offered By: Commissioner Hollifield; Seconded By: Commissioner Bettis; Approved: Yes – 5; No

– 0; Absent – 4 (Donnelly, Smith, Davis Jr., Simmons)

IV. Approval of Minutes

Motion to approve the February 22, 2023 Minutes

Offered By: Commissioner Hollifield; Seconded By: Commissioner Bettis; Approved: Yes – 5; No

– 0; Absent – 4 (Donnelly, Smith, Davis Jr., Simmons)

V. AUDIENCE PARTICIPATION

Motion to open the audience participation.

Offered By: Commissioner Bettis; Seconded By: Commissioner Hollifield; Approved: Yes – 5; No

– 0; Absent – 4 (Donnelly, Smith, Davis Jr., Simmons)

None.

Motion to close the audience participation.

Offered By: Commissioner Bettis; Seconded By: Commissioner Hollifield; Approved: Yes – 5; No

– 0; Absent – 4 (Donnelly, Smith, Davis Jr., Simmons)

VI. COMMITTEE REPORTS

A. Non-Motorized Committee Report

Dylan Goings gave a committee update. There is a Pedestrian Safety Education Campaign

Proposal later on the agenda - that requires a steering committee to participate, and the

Non-motorized committee is interested in throwing their hat in for that role. The committee will

be gathering more information and bringing it back in the future.

VII. PRESENTATIONS AND PUBLIC HEARING ITEMS

A. 599 S Mansfield Revised Sketch Plan to Renovate Property in the PMD

Staff presentation from City Planner Holli Andrews.

Staff recommends approval.

The applicant Ted Hirsch was present and spoke about the revised sketch plan. They plan to

return for a special use approval in April.
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Motion that the Planning Commission approve the Amended Sketch Plan Review for 599 S

Mansfield with the following findings and conditions.

Findings –

1. The applicant has amended the original 599 S Mansfield sketch plan to meet the conditions

required by Planning Commission.

a. The applicant added a drainage plan to the packet for effective curb and gutter design

in order to meet the ordinance.

b. The applicant added a photometric plan and trash storage plan to meet the ordinance.

c. The applicant added a landscaping plan to meet requirements of the ordinance.

d. The applicant added a surfacing plan to meet requirements of the ordinance.

2. By repurposing this site in the PMD zoning district to provide a needed service for removing

nonoperational vehicles from unsuitable places in the City of Ypsilanti, the applicant has met the

standards for safety, public health and welfare in the Master Plan.

Conditions –

1. Condition | The decision to add fuel storage tanks will be tabled for review at the Planning

Commission’s regular meeting on April 19, 2023.

The applicant will submit a Special Use Permit application for review and public hearing. The

applicant has applied for a building permit to add (2) fuel storage tanks on the west side of the

building, as indicated on sheet 01 of the amended sketch plan.

Offered By: Commissioner Bettis; Seconded By: Commissioner Hollifield; Approved: Yes – 5; No

– 0; Absent – 4 (Donnelly, Smith, Davis Jr., Simmons)

VIII. OLD BUSINESS

A. Vote to Submit 2022 Annual Report

Motion to approve the 2022 annual report

Offered By: Commissioner Hollifield; Seconded By: Brian Jones-Chance; Approved: Yes – 5; No

– 0; Absent – 4 (Donnelly, Smith, Davis Jr., Simmons)

IX. NEW BUSINESS

A. Pedestrian Safety Education Campaign Proposal -

Commission awaits more information

X. FUTURE BUSINESS DISCUSSIONS/UPDATES

Commission Bettis asked about his term, he will be due for reappointment this year.

XI. ADJOURNMENT

Motion to adjourn at 7:38pm

Offered By: Commissioner Bettis; Seconded By: Commissioner Hollifield; Approved: Yes – 5; No

– 0; Absent – 4 (Donnelly, Smith, Davis Jr., Simmons)
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City of Ypsilanti 

Community & Economic Development Department 
 

April 10, 2023 
 

Staff Review of Special Use Application 

Installation of Two (2) Outdoor Fuel Storage Tanks in the PMD 

599 S Mansfield 

 

 
GENERAL INFORMATION 

Applicant: AJ Furrha 

Sky Holdings LLC 

599 S Mansfield 

Ypsilanti, MI 48197 

Project: Installation of Two (2) 1,000-gallon Outdoor Fuel Storage Tanks 

Application Date: March 16, 2023 

Location: Parcel 11-11-37-230-012 South Side of S Manfield 

Zoning: PMD – Production Manufacturing Distribution  

Action Requested: Special Use Approval  

Staff Recommendation: Approval with Conditions 

 
PROJECT AND SITE DESCRIPTION 

599 S Mansfield (11-11-37-230-012) is a vacant industrial property purchased by Sky Holdings LLC in 

2022. It is approximately 14,000 sq ft on 4.64 acres. Sky Holdings LLC has been conditionally approved 

to refurbish the property for use as an automobile repair, towing, and vehicle storage facility. 

The applicant requests a special use permit to install (2) LEASED 1,000-gallon fuel tanks above 

ground.  

• 1 gasoline fuel tank 

• 1 diesel fuel tank 

The stored fuel will only be used by the company-owned and operated vehicles. The stored fuel will not 

be sold for retail. 

Section 122-652 requires that storage within enclosures of liquid and solid fuels shall be permitted 

subject to the conditions hereinafter imposed – 

(a) All storage tanks and the handling of all flammable liquids shall be in compliance with the 

building code as adopted by this Code. 

(b) Below-ground storage tanks shall be located no closer than 50 feet from any property line 

and, when required, shall be registered with the state fire marshal. 
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OTHER DEPARTMENT AND AGENCY REVIEWS §122-311(j) 

“Site plans shall conform to all applicable requirements of state and federal statutes, including health 

and pollution laws, fire or explosion hazards, toxic and hazardous materials, and barrier-free 

requirements. Site plan approval may be conditioned on the applicant receiving necessary county, 

state, or federal permits before a local building permit or occupancy permit is granted.” 

Ypsilanti Fire Review on March 8, 2023 | The applicant can store up to 1,000 gallons of fuel outside in 

storage tanks.  The tanks are required to be installed 10 ft away from the building and not less than 3 

ft apart.  The installation of the tanks will be professionally installed along with all the proper 

connections. 

NFPA 30. 15.4. Outdoor Storage Adjacent to A Building 

NFPA 30. 15.4.1- A maximum of 1100 gallons of liquids in containers, intermediate bulk containers, or 

portable tanks shall be permitted to be stored adjacent to a building under the same management, 

provided the following conditions apply:  

(1) The adjacent building wall has an exterior fire rating of 2 hours.  

(2) The adjacent building wall has no openings at grade or above grade that are within 10 ft 

horizontally of the storage.   

(3) The adjacent building wall has no openings directly above the storage.   

(4)  The adjacent building wall has no openings below grade within 50 ft horizontally of the 

storage. 

 
 

Figure 1 Make and Model of the Tanks (See SPECS attached). 
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Figure 2 Subject Site Location on the Zoning Map  
 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 3 Site Aerial (Google Earth, 2022) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

R 1 - Single Household Residential 

NC - Neighborhood Corridor 

PMD - Production Manufacture Distribution 

HHS - Health and Human Services 

P – Park 

599 S Mansfield 

 

Tanks and Location 

(Not to scale). 
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Figure 4 Detail of the Tanks 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 5 Drainage Study 
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Figure 6 Land Use and Zoning of Surrounding Area 

 

 LAND USE ZONING 

NORTH Vacant PMD 

EAST Industrial PMD 

SOUTH Highway (94) N/A 

WEST  PMD 

 
 

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 proposal is to store fuel outside above ground to support the operation of an 

approved business. The use conforms generally to the provisions and requirements of the chapter. 

The “PMD” zoned property makes this a special land use. 

 
(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 Staff anticipates that the proposed installation of above ground storage fuel tanks as 

stipulated and required by the Ypsilanti Fire Marshal – fire codes and standards NFPA 30 15.4 and 

NFPA 30.15.4.1 – should not be detrimental, hazardous, or disturbing to existing or future 

neighboring uses, persons, property, or public welfare. 

 

Further, the attached statement and specs from leasing agent, Chapp Oil indicate that “each tank is 

equipped with break-away hoses and anti-spill technology” which will be “visually inspected prior to 

every fill” by Chapp fuel transport professionals.  

 

Staff does not foresee the storage of fuel to be a high-intensity use by the approved business. 
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(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  The attached manufacturer specs indicate that the fuel tanks are double-walled and are 
built in accordance with FL/CL rules. The specs also indicate compliance with UL 142 specifications. 
(Refer to attachments IM-15 and tank drawings for additional information on compliance measures and 
design). 

 
(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  Staff confirms that the site design of the parcel and the PMD district’s infrastructure 

is equipped to accommodate the transport of fuel by vendor Chapp Oil to the storage tanks, and 

that by YFD review standards, the tanks will be placed to meet fire code. 

 

Mike Bills, Chapp Account Manager confirmed over the phone that the fuel will be delivered by a 

truck that is about ½ the size of a semi tanker (normally seen delivering fuel to retail stations). The 

truck is 50’ long and holds 5,000 gallons of fuel. Mr. Bills also verified that the site and proposed 

tank location is more than adequate to receive delivery. 

 

According to Sec. 122-430 the Production, Manufacturing and Distribution (PMD) district is 

designed to create and sustain producing, manufacturing, storing, and distributing 

goods. These districts are generally located where buildings can be on large plots of contiguous 

land, serviced by railroad lines or major thoroughfares, and adequately served by required utilities 

and services. Uses are expected to generate waste, noise, odor, and truck traffic; however, uses 

should produce minimal external impacts that are detrimental in any way to other uses in the 

district or to properties in adjoining districts.  

 
(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 Staff recommends that the applicant prepare a stormwater discharge plan. The City 

of Ypsilanti’s Department of Public Services is likely to request an engineering review in order to 

meet their permit obligations monitored by EGLE, and will exercise enforcement if a plan is not in 

place. 

 
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 
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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. 

(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.” 

 
Items to be addressed – 

 Stormwater discharge plan to prevent effluents caused by fueling operations or accidental spills 

from washing into the site storm drain, which is directly connected to the City of Ypsilanti storm 

system.  

The State of Michigan issues the City of Ypsilanti permit coverage authorized through the National 

Pollutant Discharge Elimination System (NPDES) for storm water discharges associated with 

industrial activity. The City’s NPDES and MS4 permits require that businesses in special use 

areas develop such a plan. 

 
STAFF RECOMMENDATIONS: SPECIAL USE 
 
Staff recommends the Planning Commission approve the special use permit for the installation of two 

(2) 1,000-gallon outdoor fuel storage tanks with the following findings and conditions:  

 
Findings:  The application is substantially in compliance with §122-324(b). 
 
Conditions:  

1. Consult with OHM Engineers to review the site for stormwater discharge, to ensure that the 

fuel storage tanks and subsequent use or unforeseen accidental spills do not create additional 

requirements at public cost for public facilities and services. 

2. Design a stormwater discharge plan that conforms to the City’s NPDES and MS4 permit 

requirements. 

 

Holli Andrews, City Planner 
Community & Economic Development Department 
 
CC File 
 Applicant 
 Ted Hirsch, Midwestern Consultants  
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