
 

 

TYRONE TOWNSHIP PLANNING COMMISSION 

REGULAR MEETING AGENDA 
August 18, 2021    6:00 p.m. 

  
This meeting will be held at the Tyrone Township Hall. 

 
Note:  This meeting has been converted from a workshop status to a regular meeting to 

accommodate the applicants for the Vale Royal Barn SLU amendment application. 
 

CALL TO ORDER:  

 

PLEDGE OF ALLEGIANCE:  

 

CALL TO THE PUBLIC:  

 

APPROVAL OF THE AGENDA:  

 

APPROVAL OF THE MINUTES:  

None 

 

OLD BUSINESS:  

None 

 

NEW BUSINESS:  

1) Vale Royal Barn Special Land Use Amendment  

 

CALL TO THE PUBLIC: 

 

MISCELLANEOUS BUSINESS:  

 

ADJOURNMENT: 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 























 

Richard K. Carlisle, President   Douglas J. Lewan, Executive Vice President   John L. Enos, Principal 
David Scurto, Principal   Benjamin R. Carlisle, Principal   Sally M. Elmiger, Principal   Craig Strong, Principal   R. Donald Wortman, Principal 

Laura K. Kreps, Senior Associate   Paul Montagno, Senior Associate, Megan Masson-Minock, Senior Associate 

July 22, 2021 
 

Site Plan/Special Land Use Amendment Review 
for 

Tyrone Township, Michigan 
 
PETITION INTRODUCTION 
 
Applicant: Valerie Johnson 

Owner: Valerie Johnson 

Plan Date: March 21, 2018 (site plan, revised) 

 June 22, 2021 (use statement/conditions) 

Request: Amendment of conditions of a previously-approved site plan/special land use 
 
 
PETITION DESCRIPTION 
 
The applicant is requesting to amend the description of use (use statement) governing the previously-
approved site plan and special land use for a public/private recreation area/facility (event/wedding barn).   
 
The proposed changes would allow larger events on weekdays (up to 163 participants rather than the 
current 60 participants); extend hours of operation on weekdays (9:00 am to 11:00 pm rather than the 
current 2:00 pm to 9:00 pm); allow for later music on weekdays (10:30 pm rather than the current 8:30 
pm); clarify use of the Inn for wedding support on Sundays; allow for more events on weekends (up to 2 
events on up to 6 weekends rather than the current 1 event per weekend); and expand the potential for 
subcontracted use of the facility. 
 
Description of use statements for public/private recreation areas/facilities are required as part of an 
application.  They outline the nature of the area/facility, when it will operate, the hours of operation, 
number of employees, nuisance mitigation measures, and other relevant information.  Because the 
description of use statement is reviewed and approved as part of the special land use, it essentially 
governs how the site is used. 
 
The proposed amendment does not appear to include any changes to the physical site. 
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PROPERTY INFORMATION 
 
Address: 11009 Old US 23 

Location: West side of Old US 23, between White Lake and Nimphie 

Parcel Number: 04-09-100-007 

Lot Area: ~7.8 acres  

Frontage: ~479 feet along Old US 23 

Existing Land Use: Single-family house, public/private recreation area/facility 

 
Figure 1- Aerial of the Site 
 

 
 

 
ZONING 
 
The property is currently within the RE Rural Estate district.  The intent of that district is below. 
 

Zoning per Master 
Plan: 

 

RE Rural Estate 
The intent of the RE Rural Estate District is to provide a transitional area between the 
FR District and other more intense land utilization districts. However, the RE District will 
generally maintain the same types of land uses permitted in the FR District. The primary 
difference between the two districts is that the RE District permits the creation and use 
of smaller lots than the FR District. In order to preserve natural features and to provide 
design flexibility in the FR and RE Districts, cluster development shall be permitted as 
described in Article 8. 
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Map 1 – Current Zoning Map 
 

 
 
Comments:  The public/private recreation area/facility is considered a special land use for the RE Rural 
Estate district. 
 
 
FUTURE LAND USE MAP  
 
The site and surrounding properties along Old US 23 are within the Planned Commercial Services area, as 
described below. 
 

Future Land Use Map  Planned Commercial Services 
Commercial retail and service uses are intended to be located in a PUD environment. 
The uses may be individually sited in freestanding buildings, clustered in a larger 
commercial structure housing several uses under one roof such as a shopping center, 
or contained in a mixed use building on a floor below any residential uses. 
  
It is recognized that new commercial uses may serve the Tyrone community or the 
travelers on U.S. 23 or both the community and highway travelers. The uses in this 
category require good access and are planned for locations abutting major 
thoroughfares. Local streets and residential neighborhoods are not appropriate 
locations. Regardless of whether the use is local or regional in scale, the site and 
attendant site facilities to service the use must be constructed consistent with the 
guidelines specified for planned development. The Future Land Use Map calls for 
Planned Commercial Services near the Center Road/U.S. 23 interchange, and also a 
small area along Old U.S. 23 near Dean Road. 
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Map 2- Future Land Use Map 
 

 
 
Comments:  The commercial nature of the use and the proposed changes to the description of use 
statement are generally consistent with the intent of the future land use map.   
 
 
SURROUNDING PROPERTIES 
 
The surrounding properties are a mix of commercial and residential uses, as noted below.   
 
 North East South West 

Surrounding Zoning 
B-2 Community 

Business, RE Rural 
Estate 

RE Rural Estate 
(across US 23) RE Rural Estate RE Rural Estate 

Surrounding Land Uses Cemetery, Single-
family house 

Woodlands 
(across US 23) Concrete plant Concrete plant 

Future Land-Use Map  
Planned Commercial 

Services, Special 
Planning Area 

Residential/Natural 
Resources 

Preservation  
(across US 23) 

Planned Commercial 
Services 

Residential/Natural 
Resources 

Preservation  

 
 

Residential/ 
Natural Resources 

Preservation 

Planned 
Commercial 

Services 
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NATURAL RESOURCES 
 
Topography:   There are a variety of topographies on the site, with greater slopes along water and 

flat areas near the buildings.  
 
Waterbodies:   There is a pond along the southern side of the property and a creek that runs through 

the site 
 
Wetlands:   There are no wetland areas identified on the site plan. 
 
Woodlands:   There are several smaller woodland areas on the site. 
 
Soils:   Carlisle Muck, Miami Loam, and Alluvial Land are present.  These soils tend to have 

slow surface runoff or are subject to flooding. 
 
Comments:  The proposed change to the description of use statement does not appear to have an impact 
on any of the natural resources on the site. 
 
 
AREA, WIDTH, HEIGHT, & SETBACKS 
 
Developments must meet the developmental standards for the zoning district in which it is located.  To 
the best of our knowledge, there are no proposed changes to or additions of any structures or other 
improvements as part of the proposed change to the description of use statement. 
 
Comments:  There are no proposed changes to or additions of any structures or other improvements as 
part of the description of use statement.  
 
 
ACCESS & CIRCULATION 
 
There is a gravel driveway that connects with Old US 23 to the east.  The gravel driveway provides internal 
access to the buildings and a gravel parking area and a grass parking area.  There are no proposed changes 
to the access or circulation. 
 
Comments:  There are no proposed changes to the access or circulation as part of the use statement 
amendment. 
 
Although the potential changes are likely to increase the total volume of vehicles accessing the site, the 
volume for any single event would not exceed the current maximum vehicle capacity. 
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OFF-STREET PARKING & LOADING 
 
Off-street parking for the public/private recreational area/facility is provided in a gravel parking area and 
a grass parking area.  Alternative (nonpaved) parking surfaces are allowed in the RE Rural Estate district.  
There are no proposed changes to off-street parking or loading. 
 
It is our understanding that the maneuvering lane for the grass parking area has been converted to gravel 
since the special land use/site plan was approved. 
 
According to the previously-approved site plan, employees/staff park off site and are driven to the 
property. 
 
Items to be Addressed:  1) Consideration should be given to converting the grass parking area to gravel.  
2) The site plan should be updated to show the maneuvering lane for the grass parking area has been 
converted to gravel.  3) The Planning Commission should consider if it needs additional information about 
the location of employee parking (location, etcera). 
 
 
ESSENTIAL SERVICES 
 
It is our understanding that there will be no changes to any of the utilities as part of the proposed 
amendment. 
 
Comments:  1) The applicant should confirm that the existing utilities will be adequate to accommodate 
the potential increased volume of guests.  2) If grass parking is converted to gravel, the Township engineer 
should confirm whether or not additional stormwater management will be necessary. 
 
 
LANDSCAPING & SCREENING 
 
Natural landscaping is located throughout the site, with screening provided between the site and Old US 
23.  It is our understanding that there will be no changes to any of the landscaping or screening as part of 
the proposed amendment. 
 
While the number of larger events could increase as part of the proposed amendment, the areas of the 
site being used will not be changed, so it is not likely that any additional landscaping or screening is 
necessary. 
 
Comments:  The applicant should confirm that there will be no changes to the existing landscaping and 
screening. 
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LIGHTING 
 
The site plan shows the location of some outdoor lighting attached to existing buildings.  It does not 
appear that any additional lighting will be added as part of the proposed amendment.   
 
Items to be Addressed:  The applicant should confirm that there will be no changes to the existing lighting. 
 
 
OUTDOOR ADVERTISING & SIGNS 
 
The previously-approved site plan does not include any signs, except for internal traffic management.  It 
does not appear that any additional signs will be added as part of the proposed amendment. 
 
Items to be Addressed:  The applicant should confirm that there will be no additional signs. 
 
 
PUBLIC/PRIVATE RECREATIONAL AREA/FACILITY STANDARDS 
 
In addition to the general standards of the Zoning Ordinance, there are specific standards for 
public/private recreational area/facilities.  These standards, outlined in §22.05 F Public and Private 
Recreational Areas and Facilities, are addressed below.   
 
1. Description of Use.  Plans for commercial recreation areas and facilities must include a written 

statement of use describing the purpose of the facility, the uses proposed, whether the uses will 
require formal memberships or will be available to the public, whether the use will be permanent, 
year-round, or seasonal in nature, intended hours of operation, number of employees on a maximum 
shift, facility bylaws, nuisance mitigation measures, and other information applicable to the business 
and use. 

 
CWA Comment:  The proposed amendment, as presented, is entirely to the description of use statement.  
The following comments will focus primarily on proposed changes. 
 
Additional language has been added adding/clarifying the types of events that may take place at the 
facility and that it will be open Wednesdays through Sundays.  The proposed additional events appear to 
be generally consistent with currently-outlined events.  Some of the additional events may require other 
licenses/approvals (alcohol, raffles), but they generally would not impact the overall use. 
 
Instead of having “large events” and “small events,” the proposed amendment would call for “Friday and 
Saturday events” and “Weekday events.”  The capacity for events would be 163 participants, which is the 
same as currently approved for large events.  Small events, retitled weekday events, could also have up to 
163 participants.  This language could be revised to make it clear that there can be up to 150 guests and 
up to 13 support staff, as described later in the description of use statement. 
 
Hours for Friday and Saturday events would be from 8:00 am to 12:00 midnight; hours for Weekday events 
would be from 11:00 am to 11:00 pm.  Music would stop half an hour before the closing hour. 
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While there may be concern that the additional hours may have an impact on the residential uses to the 
north, any sound would remain subject to §21.16 Noise, which has different standards for daytime (7:00 
am to 10:00 pm) and nighttime (10:00 pm to 7:00 am).  If there is concern about sound, the Planning 
Commission may want to consider limiting outdoor music to no later than 10:00 pm. 
 
Language is added to allow for use of the guest house to support weddings on Sundays from 11:00 am to 
11:00 pm.  It does not appear that proposed change would create significant impacts. 
 
2. Compatibility of Use.  Commercial recreational areas and facilities may be permitted in residential 

districts only where it can be determined the commercial nature of the use does not affect the 
primarily residential character of the site and surrounding properties.  Factors concerning the public 
health, safety, and welfare of the public, including, but not limited to, liability insurance, parking 
assistance, safety and security contractors, refuse disposal etc., may be required to ensure 
compatibility of use. 

 
CWA Comment:  The Planning Commission determined that the use, with the previous description of use 
statement, did not affect the surrounding properties.   
 
The proposed amendment will be of a similar nature, but the hours of operation and the number of guests 
will increase on weekdays.  The Planning Commission may consider some changes to sound and trash 
management if there are concerns of their potential impact on surrounding properties. 
 
3. Intensity of Use.  Recreation areas and facilities may be approved administratively by the Zoning 

Administrator after it has been demonstrated to his/her satisfaction there will be minimal adverse 
impacts to the surrounding properties or neighborhood in terms of intensity of use, noise, odor, visual 
nuisance, traffic, landscape, drainage, duration of use, or any other identified potential impact.  The 
Zoning Administrator may request the opinion of a subcommittee of the Planning Commission to 
assist in a determination of appropriateness of administrative review. All uses not deemed 
appropriate for administrative review shall be reviewed as a special land use. 

 
CWA Comment:  It is our understanding that Zoning Administrator Nicholson requested the opinion of a 
Planning Commission subcommittee for the proposed amendment, which determined it should be 
reviewed by the Planning Commission.  
 
4. Traffic Impacts and Road Access.  The proposed use must not generate traffic volumes of an amount 

that will create hazardous conditions for users of adjacent properties or contribute to altered 
character of properties in the vicinity.  The Township may request formal feedback from the Livingston 
County Road Commission and an independent traffic study to determine impacts. 

 
CWA Comment:  There are no proposed changes to the previously-approved driveway. 
 
The proposed amendment would likely create increased volumes of traffic, as the capacity will be increased 
for events on weekdays.  However, the maximum volume for any single event will not exceed the current 
maximum volume. 
 
The Planning Commission should consider consulting the Livingston County Road Commission to determine 
if any additional improvements may be necessary for the driveway. 



Vale Royal Public/Private Recreation Area/Facility 
Site Plan/Special Land Use Amendment 
July 22, 2021 
 

 
9 

5. Landscaping and Screening. Landscaping and screening must achieve the standards of Article 21A of 
this Ordinance. The Township may waive certain landscape requirements where it is determined the 
intent of the landscaping standards is achieved with existing site conditions. 

 
CWA Comment:  It appears there are no proposed changes to landscaping of screening from the 
previously-approved site plan. 
 
6. Setbacks.  The setback standards in Section 20.01 of this Ordinance apply to all structures associated 

with the commercial recreation area.  Accessory buildings and structures shall be located in 
accordance with Section 21.02, Accessory Buildings and Structures Provisions, to the extent feasible.  
Due to the unique and diverse nature of recreation areas defined herein, the Township may modify 
side and rear setback requirements to accommodate unique circumstances or structure types. 
Modification of setbacks may only be considered where vegetative screening, berms, or other forms 
of buffering are proposed to help minimize the effect of the modified setback. 

 
CWA Comment:  The are no proposed changes to structures as part of the proposed amendment.   
 
7. Parking. The number of off-street parking spaces provided in support of temporary uses may be 

considered on a case-by-case basis. Where specific parking space requirements cannot be determined 
by Section 25.11 or credible external resources, the site must dedicate 320 square feet of land area 
for parking per expected vehicle at maximum anticipated capacity. 
a. Off-street parking.  Off-street parking is subject to the standards of Article 25 of this Ordinance, 

but certain design standards may be waived to permit informal parking areas with surfaces of turf, 
mulch, stone, or other similar material suitable for driving or parking.  Parking area delineation 
may be accomplished by paint, string, or other means deemed appropriate by the Planning 
Commission. 

b. On-street parking.  On-street parking is prohibited unless authorization is expressly granted by 
the Livingston County Road Commission, MDOT, or other applicable authority of record for the 
road right-of-way. 

 
CWA Comment:  There are no proposed changes to the previously-approved parking. 
 
While the frequency of larger events may increase with the proposed amendment, the maximum capacity 
will remain the same, so no additional parking will be necessary. 
 
However, there may be greater use of the grass parking area, which may require it or a portion of it, to be 
changed to a gravel parking surface. 
 
8. Use-Specific Standards.  The following standards are intended to be for a specific use and may not 

apply to all commercial recreation areas and facilities: 
 
CWA Comment:  The proposed public/private recreational area/facility will not include any of the uses 
described with these use-specific standards. 
 
10. Annual Review.  On an annual basis, special land uses described herein shall undergo review.  Due to 

the unique and potentially evolving nature of these types of uses, the annual review is intended to 
ensure operations are in harmony with the surrounding neighborhood as intended, conditions of the 



Vale Royal Public/Private Recreation Area/Facility 
Site Plan/Special Land Use Amendment 
July 22, 2021 
 

 
10 

approval are being followed, improvements to operations are identified and mutually agreed-upon, 
and the interests of the owner/operator and Township are supported. 

 
CWA Comment:  The applicant has requested eliminating the requirement to submit monthly reports.  If 
the facility has been able to operate without significant issues since it was originally approved, the 
Planning Commission should consider the owner/operator instead prepare and submit an annual report, 
as outlined in §22.05.F.10 Annual Review. 
 
 
APPLICABLE DECISION CRITERIA 
 
The proposed use requires both special land use and site plan review.  The decision criteria for those 
approvals are explored below. 
 
Standards for site plan review are outlined in §23.03 Standards for Site Plan Review, and a description of 
information that must be included in a site plan is outlined in §23.02 Site Plan Information. 
 
CWA Comment:  It appears that the previously-approved site plan includes most, but not all, of the 
information required in this section.  Some of the missing information includes: location of trash dumpster 
and seal of the designer. 
 
The Planning Commission should have the applicant describe how any increased trash will be managed.  If 
a dumpster or a bin area is necessary, it should be added to the site plan. 
 
Site plan notes should be updated to be consistent with the proposed amendment. 
 
The site plan should be stamped by a licensed professional. 
 
The general review standards for special land uses are outlined in §22.04 General Review Standards for 
All Special Land Uses.  Specific standards for public/private recreational areas/facilities uses have been 
explored in the Public/Private Recreational Area/Facility Standards section of this report. 
 
A. Master Plan.  The special land use will be consistent with the goals, objectives and future land use 

plan described in the Township's Master Plan. 
 
CWA Comment:  The Future Land Use Map calls for planned commercial services to the north and south 
and residential/natural resources to the west.  The use with the proposed amendment appears to be 
generally consistent with those uses. 
 
B. Zoning District.  The special land use will be consistent with the stated Intent of the zoning district. 
 
CWA Comment:  The current use and the proposed amendment are considered a special land use within 
the RE Rural Estate district and are generally consistent with the intent of that zoning district. 
 
C. Neighborhood Compatibility. The special land use will be designed, constructed, operated and 

maintained to be compatible with, and not significantly alter, the existing or intended character of 
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the general vicinity in consideration of environmental impacts, views, aesthetics, noise, vibration, 
glare, air quality, drainage, traffic, property values or similar impacts. 

 
CWA Comment:  The use is generally well screened from adjacent properties and the street.  The proposed 
expansion of the use and the hours of operation may generate concerns with sound migrating to the 
adjacent residential properties to the north.  Matching the hours of outdoor music to the sound standards 
of the Zoning Ordinance and providing a reporting procedure for complaints, such as an on-site 
representative, should mitigate the impacts of sound. 
 
D. Environment.  The special land use will not significantly impact the natural environment. 
 
CWA Comment:  The proposed amendment does not appear likely to have a significant impact on the 
natural environment.  Potential conversion of grass parking surfaces to gravel would likely generate more 
stormwater runoff.  The Planning Commission may wish to consult with the Township Engineer. 
 
E. Public Services. The special land use can be served adequately by public facilities and services such as 

police and fire protection, drainage structures, water and sewage facilities, refuse disposal and 
schools. 
 

CWA Comment:  The proposed amendment does not appear likely to have a significant impact on public 
facilities or services.  The potential increase in the number of events and number of guests on site is likely 
to generate more trash.  The Planning Commission should have the applicant describe how the additional 
trash will be managed. 
 
F. Traffic.  The proposed use shall be of a nature that will make vehicular and pedestrian traffic no more 

hazardous than is normal for the district involved, taking into consideration the following… 
 
CWA Comment:  The proposed amendment would likely result in an increase in the number of vehicles 
accessing the site over time.  However, the number of vehicles per event would be consistent with the 
current approval.  The Planning Commission should consult with the Township engineer and the Livingston 
County Road Commission to confirm that the current driveway will be adequate.  
 
G. Additional Development.  The proposed use shall be such that the location and height of buildings or 

structures, and the location, nature and height of walls, fences, and landscaping will not interfere with 
or discourage the appropriate development and use of adjacent land and buildings or unreasonably 
affect their value. 

 
CWA Comment:  The proposed amendment does not appear to discourage the appropriate development 
or use of adjacent properties or unreasonably affect their value, provide potential impacts from sound, 
trash, and stormwater are managed. 
 
H. Health, Safety and Welfare. The proposed use shall be designed, located, planned, and operated to 

protect the public health, safety, and welfare. 
 
CWA Comment:  It appears that the proposed amendment, with some conditions outlined in this report, 
is likely to function in a manner that does not have a negative impact on the public health, safety, or 
welfare. 
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SUMMARY & COMMENTS 
 
The proposed special land use/site plan amendment appears to be generally consistent with the Zoning 
Ordinance or would be with some modifications.  The Planning Commission may require additional 
information of the applicant as part of its review. 
 
Potential conditions of approval or request for additional information are outlined below. 
 
If the amendment is approved, a revised site plan should be provided.  Unless the changes to the site plan 
are significant, staff may review it to confirm consistency with an approval. 
 
1) Consideration should be given to converting the grass parking area to gravel.   
2) The site plan should be updated to show the maneuvering lane for the grass parking area has been 

converted to gravel.   
3) The Planning Commission should consider if it needs additional information about the location of 

employee parking (location, etcera). 
4) The applicant should confirm that the existing utilities will be adequate to accommodate the potential 

increased volume of guests.   
5) If grass parking is converted to gravel, the Township engineer should confirm whether or not additional 

stormwater management will be necessary. 
6) The applicant should confirm that there will be no changes to the existing landscaping and screening, 

lighting, or signs. 
7) Language in the description of use statement and site plan should be revised to make it clear that there 

can be up to 150 guests and up to 13 support staff. 
8) The Planning Commission may want to consider limiting outdoor music to no later than 10:00 pm, if 

there is concern about sound. 
9) The Planning Commission may consider some changes to trash management, if there is concern about 

capacity, with any changes added to the site plan. 
10) The Planning Commission should consider consulting the Township engineer and Livingston County 

Road Commission to determine if any additional improvements may be necessary for the driveway. 
11) The Planning Commission should consider the owner/operator instead prepare and submit an annual 

report, as outlined in §22.05.F.10 Annual Review. 
12) Site plan notes should be updated to be consistent with the proposed amendment. 
13) The site plan should be stamped by a licensed professional. 
 
 

  



LIVINGSTON ENGINEERINGEL

1. COVER SHEET
2. SITE LAYOUT

PARCEL 1:
Part of the Southwest  14 of Section 4, T4N-R6E, Township of Tyrone, Livingston County, Michigan
described as follows: Beginning at the South 14 corner of said Section; thence N 88°01'03" W along the
South line of Section 4, a distance of 340.00 feet; thence N 02°17'25" E parallel with the North-South 14
line of Section 4, a distance of 198.03 feet; thence S 88°01'21" E parallel with the South line of said
Section a distance of 340.00 feet to the North-South 14 line; thence S 02°17'17" W along the North-South
1

4 line 198.03 feet, to the point of beginning. Subject to easements and right of ways of record. 1.55
Acres.

PARCEL 2:
Part of the Northeast 14 of the Northwest 14 and part of the Northwest 14 of the Northeast 14 of Section 9,
T4N-R6E, described as beginning at the North 14 corner of Section 9; thence along the North line of said
Section 9, S 88°31'25" E 292.46 feet; thence along the Westerly right of way line of Old US 23 Service
Drive S 30°04'35" W 244.70 feet; thence S 88°31'25" 86.56 feet; thence S 30°04'35" W 235.56 feet;
thence N 75°22' W 316.52 feet; thence N 45°20' W 149.62 feet; thence N 87°55'30" W 380.41 feet;
thence N 02°04'30" E 250.00 feet; thence along the North line of Section 9, S 87°55'30" E 655.99 feet to
the point of beginning. Subject to easements and right of ways of record. 6.34 Acres.
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