
 

 

Township Supervisor 
Brenda L. Stumbo 
Township Clerk 
Heather Jarrell Roe 
Township Treasurer 
Stan Eldridge 

Trustees 
John Newman II 
Gloria Peterson 

Debbie Swanson 
Ryan Hunter 

REGULAR MEETING AGENDA 
Tuesday, July 23, 2024 

6:30 P.M. 
 

If you need any assistance due to a disability, please contact the Planning 
Department at least 48 hours in advance of the meeting at 

planning@ypsitownship.org or 734-544-4000 ext. 1. 
 

1. CALL TO ORDER 
 
2. ROLL CALL 

 
3. APPROVAL OF THE MARCH 26, 2024, REGULAR MEETING MINUTES 
 
4. APPROVAL OF AGENDA 
 
5. PUBLIC HEARINGS 

 
A. SPECIAL LAND USE – WHITE WATER CAR WASH – 2675 WASHTENAW AVENUE – PACEL 

K-11-06-304-004 – TO CONSIDER THE SPECIAL CONDITIONAL USE PERMIT APPLICATION 
OF EROP, LLC TO PERMIT THE CONSTRUCTION OF A 6,820 SQ. FT. CAR WASH FOR A 
1.55-ACRE SITE ZONED RC, REGIONAL CORRIDOR, WITH A PROPOSED SITE TYPE C 
DESIGNATION. 

 
B. SPECIAL LAND USE – SHEETZ – 755 S. HEWITT ROAD, 2103 AND 2059 W. MICHIGAN 

AVENUE – PARCEL K-11-18-100-019, K-11-39-350-023, AND K-11-39-350-022 – TO 
CONSIDER THE SPECIAL CONDITIONAL USE PERMIT APPLICATION OF SKILKEN GOLD 
TO PERMIT THE CONSTRUCTION OF A 6,139 SQ. FT. GAS STATION / CONVIENENCE 
STORE WITH 8 GAS PUMPS FOR A 7.36-ACRE SITE ZONED RC, REGIONAL CORRIDOR 
WITH A SITE TYPE C DESIGNATION.  

 
C. SPECIAL LAND USE – BLUEMIND THERAPY – 1122 WALNUT STREET – PARCEL K-11-

03-463-014 – TO CONSIDER THE SPECIAL CONDITIONAL USE PERMIT APPLICATION OF 
ZEINAB HASSAN TO PERMIT A CHILD DAYCARE CENTER FOR A 1.7-ACRE SITE ZONED 
R-5, ONE-FAMILY RESIDENTIAL.  

 
6. OLD BUSINESS 

 
 
7. NEW BUSINESS  
 

A. PRELIMINARY SITE PLAN – WHITE WATER CAR WASH – 2675 WASHTENAW AVENUE – 
PACEL K-11-06-304-004 – TO CONSIDER THE PRELIMINARY SITE PLAN APPLICATION OF 
EROP, LLC TO PERMIT THE CONSTRUCTION OF A 6,820 SQ. FT. CAR WASH FOR A 1.55-
ACRE SITE ZONED RC, REGIONAL CORRIDOR, WITH A PROPOSED SITE TYPE C 
DESIGNATION. 

 
B. PRELIMINARY SITE PLAN – SHEETZ – 755 S. HEWITT ROAD, 2103 AND 2059 W. 

MICHIGAN AVENUE – PARCEL K-11-18-100-019, K-11-39-350-023, AND K-11-39-350-022 – 
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TO CONSIDER THE PRELIMINARY SITE PLAN APPLICATION OF SKILKEN GOLD TO 
PERMIT THE CONSTRUCTION OF A 6,139 SQ. FT. GAS STATION / CONVIENENCE STORE 
WITH 8 GAS PUMPS FOR A 7.36-ACRE SITE ZONED RC, REGIONAL CORRIDOR WITH A 
SITE TYPE C DESIGNATION.  

 
8. OPEN DISCUSSION FOR ISSUES NOT ON THE AGENDA 

 
A. CORRESPONDENCE RECEIVED 
B. PLANNING COMMISSION MEMBERS 
C. MEMBERS OF THE AUDIENCE 

 
9. TOWNSHIP BOARD REPRESENTATIVE REPORT 
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CHARTER TOWNSHIP OF YPSILANTI  
PLANNING COMMISSION MEETING 

Tuesday, March 26, 2024 
6:30 pm 

  

COMMISSIONERS PRESENT 

Bill Sinkule 
Elizabeth El-Assadi 
Gloria Peterson 
Larry Doe 
Bianca Tyson 
Darryl Kirby 
Caleb Copeland 
 
STAFF AND CONSULTANTS  

Fletcher Reyher, Planning and Development Coordinator 
Megan Masson Minock - Carlisle Wortman 
Dennis McLain – Township Attorney 
  

• CALL TO ORDER/ESTABLISH QUORUM 

MOTION: Mr. Sinkule called the meeting to order at 6:30 pm. 

 

• APPROVAL OF MARCH 12, 2024, REGULAR MEETING MINUTES 

MOTION: Mr. Doe MOVED to approve the March 12, 2024, regular meeting 
minutes. The MOTION was SECONDED by Ms. El-Assadi and PASSED by 
unanimous consent. 

 

• APPROVAL OF AGENDA 

MOTION: Mr. Kirby MOVED to approve the agenda. The MOTION was 
SECONDED by Ms. El-Assadi and PASSED by unanimous consent. 
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• PUBLIC HEARINGS 

None to Report 

• OLD BUSINESS 

None to Report. 

 

• NEW BUSINESS 

PRELIMINARY SKETCH SITE PLAN – DR. PAWS VETERINARY 
CLINIC – 2789/2751 WASHTENAW AVENUE – PARCEL K-11-06-303-003 
& 004 – TO CONSIDER THE PRELIMINARY SKETCH SITE PLAN 
APPLICATION OF MR. VANCE PALMER FOR THE ESTABLISHMENT OF A 
VETERINARY CLINIC UTILIZING THE EXISTING BUILDING AND SITE. 
THE PROPOSED PROJECT WILL OCCUPY A 0.92-ACRE SITE ZONED RC, 
REGIONAL CORRIDOR WITH SITE TYPE B DESIGNATION. 

Mr. Fletcher Reyher, Planning and Development Coordinator, presented to the 
Commission the receipt of a Preliminary Sketch Plan Application from Mr. Vance 
Palmer representing Dr. Paws requesting authorization for the use of the existing 
building located at 2789/2751 Washtenaw Avenue for a Veterinary Clinic. Dr. Paws 
provides animal health care, urgent care, and surgery for animals in the community. 

The Charter Township of Ypsilanti 2040 Master Plan designates this site for Mixed 
Use Corridors, a designation intended to be developed transportation arteries, with 
a mixture of residential, commercial, office and employment use. Regional Mixed-
Use Corridors areas are along the busiest corridors, which support a high volume of 
local and regional traffic. This area may include large national chains, regional 
retailers and auto oriented users that draw customers both regionally and locally. 

Mr. Fletcher Reyher presented the Commission with an aerial view of the property 
in discussion. 

This site has historically been used as a restaurant and most recently as an auto 
dealership. The rear of the lot has an impervious surface where the used cars were 
parked for sale. The adjacent uses surrounding the property: North is a restaurant 
(Zone: RC – Regional Corridor); South is vacant (Zone: NB – Neighborhood 
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Business); East is a restaurant (Zone: RC – Regional Corridor); West is a restaurant 
(Zone: RC – Regional Corridor). 

The Planning Department reviewed the application, and as per the Township Zoning 
Ordinance, changes in use must undergo a site plan review. A change in use for a 
site that does not comply with current design standards (such as landscaping, 
signage, lighting, or drainage) requires a Sketch Plan Review / Planning 
Commission review. 

Mr. Fletcher Reyher talked about the natural features of the parcel; The parcel is 
relatively flat. There are no wetlands or woodland on the subject property. The 
Regional Corridor Zoning District allows for veterinary clinics. 

The applicant is not requesting to enlarge the building, all the work that would be 
done on the site would be done inside the building and the removal of impervious 
surface on the parking lot, a new dumpster enclosure, landscaping and the removal 
of a non-conforming sign. 

Parking: The Planning Department underwent a parking calculation for the site. 
The applicant would provide 30 spaces, which meet the requirements of the zoning 
ordinance for professional offices of doctors, dentists or similar professions. As per 
the Zoning Ordinance, the applicant is required to have a minimum of 2 barrier-free 
parking spaces and one (1) bicycle rack. 

Landscaping Requirements: the applicant complies with the township's 
landscaping requirements. They are providing trees for the street yard landscaping, 
shrubs. They would provide 9 trees for the parking lot perimeter; General 
landscaping would be provided with 20 trees and 40 shrubs; Parking lot with have 
7 trees. 

Dumpster Enclosure: The dumpster plans will need to be revised as the gate is 
constructed with wood. The applicant must revise the gate materials to use treated 
aluminum or metal. Wood is not a permitted material, and it does not comply with 
the Township Zoning Ordinance. 

Exterior Lighting: The applicant will be utilizing the existing lighting on site. The 
Planning Department has requested that all lights be properly shielded to avoid 
projecting light onto neighboring properties. 

Elevations: The applicant is not proposing major modifications to the building's 
elevations. The applicant is proposing to remove the existing ground sign and 



   
 

Page 4 of 7 
 

replace it with a monumental sign, as well as repainting the brick facade. Permits 
will be required for installing new ground or wall signs. 

Fencing: The applicant is proposing a chain-link fence around the back of the 
building for a dog run area. The applicant will need to obtain a variance through the 
Zoning Board of Appeals to have this proposed dog run. 

Other Requirements: Mr. Fletcher Reyher informed the Planning Commission and 
the applicant to be aware of the Reimagine Washtenaw initiative for Washtenaw 
Avenue. A comprehensive study was conducted in 2013-2014 to determine future 
cross-sections for the corridor, accommodating full sidewalks and bike lanes. The 
Michigan Department of Transportation (MDOT) is currently conducting a 
Planning and Environmental Linkages Study, to accommodate new bus lanes and 
new pedestrian infrastructure. The current stretch of Washtenaw Avenue that the 
applicants located on will require 108 feet of right of way. The applicant needs to 
be aware when installing signs/ landscape to accommodate this future right of way. 

The Charter Township of Ypsilanti Planning Department finds this land use to be 
compatible with the Zoning District. 

Recommendations: The Planning Department recommends approval of the Dr. 
Paws Veterinarian Clinic Preliminary Sketch Plan with the following conditions of 
approval as part of the final site plan: 

• The applicant shall provide the required bicycle parking. 
• The applicant shall ensure that all existing lights are appropriately shielded. 
• The applicant shall restripe the parking lot. 
• The applicant shall remove the existing non-conforming pole sign adjacent 

to Washtenaw Avenue. 
• The applicant shall replace the proposed wooden trash enclosure gate with a 

gate made of treated aluminum or metal. 
• The applicant shall consider the width of the future public access limits 

identified in the 2014 Reimagine Washtenaw Study, to accommodate future 
roadway reconstruction. 

• The applicant shall obtain all applicable internal and outside agency permits 
prior to construction. 

• The applicant shall obtain a variance for the proposed dog run. 
• The applicant shall address all outstanding comments from reviewing 

agencies prior to Final Site Plan approval. 
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• Any other conditions based upon Planning Commission discussion. 

Reviews of different departments: 

• OHM: OHM recommended approval with a list of conditions 
• Fire Department: Fire Marshal issued an approval with no conditions 

The Commissioner inquired about the concrete area at the back of the parcel: Mr. 
Fletcher Reyher stated that the site has an excess of imperious surface, and a vet 
clinic has no need to have many parking spaces. The applicant has proposed 
removing some of the impervious surface, which will help with stormwater runoff 
and look more appealing for residents and customers visiting their establishment. 

Mr. Fletcher Reyher informed the Planning Commission that the sidewalk is in good 
condition, since it is outside of the proposed future right of way, which is 54 feet 
from the centerline. If there are changes of the right of way in the future, the 
applicant may need to consider moving the sidewalk closer to the building. 

Ms. Debbie Honai (Gazall Lewis Architect), Doctor Eastman, Akona and Vance 
Palmer were present to answer the Planning Commission: 

The Commissioner inquired if the business was brand new or currently practicing 
somewhere else; The applicant stated that they currently practice at another location. 

The Commissioner inquired about surgeries; Dr. Eastman/ Akona stated that they 
can handle most soft tissue surgeries, spaying and neutering. Currently they won't 
be handling orthopedic surgery. 

Ms. Debbie Honai informed the Planning Commission that no pets would be 
spending the night at the clinic. There is no need for a kennel or cages. The only 
time the area will be used is when the dogs need to relieve themselves in that 
secluded area. Dogs will be on leash and no dog will be out there for an extended 
time. 

MOTION: Mr. Copeland MOVED to approve the preliminary sketch site plan of 
Dr. Paws Veterinary Clinic to permit the establishment of a veterinary clinic 
utilizing the existing building and site for a 0.92-acre site zoned RC, Regional 
Corridor with a Site Type B Designation, located at 2789/2751 Washtenaw Avenue, 
Ypsilanti, MI 48197, Parcel K-11-06-303-003 & 004, with the following conditions: 

• The applicant shall address all outstanding comments from reviewing 
agencies prior to Final Site Plan approval. 
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• The applicant shall obtain all applicable internal and outside agency permits 
prior to construction. 

• The applicant shall provide the required bicycle parking. 
• The applicant shall ensure that all existing lights are appropriately shielded. 
• The applicant shall restripe the parking lot. 
• The applicant shall remove the existing non-conforming pole sign adjacent 

to Washtenaw Avenue. 
• The applicant shall consider the width of the future public access limits 

identified in the 2014 Reimagine Washtenaw Study, to accommodate future 
roadway reconstruction. 

• The applicant shall replace the proposed wooden trash enclosure gate with a 
gate made of treated aluminum or metal. 

• Any other conditions based upon Planning Commission discussion. 

 

The MOTION was SECONDED by Ms. El-Assadi 

Roll Call Vote: Mr. Copeland (Yes); Mr. Doe (Yes); Ms. Peterson (Yes); Mr. 
Sinkule (Yes); Ms. El-Assadi (Yes); Ms. Tyson (Yes); Mr. Kirby (Yes);  

 

MOTION PASSED. 

 

• OPEN DISCUSSIONS FOR ISSUES NOT ON AGENDA 

 

a. Correspondence received 

None to Report. 

b. Planning Commission members 

None to Report. 

c. Members of the audience 

None to Report. 
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• TOWNSHIP BOARD REPRESENTATIVE REPORT 

None to Report. 

 

• ZONING BOARD OF APPEALS REPRESENTATIVE REPORT 

None to Report. 

 

• TOWNSHIP ATTORNEY REPORT 

None to Report. 

 

• PLANNING DEPARTMENT REPORT 

None to Report. 

 

• OTHER BUSINESS 

None to Report. 

 

• ADJOURNMENT 

MOTION: Ms. El-Assadi MOVED to adjourn at 6:50 pm. The MOTION was 
PASSED by unanimous consent. 

--------------------------------------------------------------------------------------------------- 

Respectively Submitted by Minutes Services. 
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Staff Report  
White Water Car Wash 

2675 Washtenaw Avenue 
Preliminary Site Plan and Special Land Use  

July 23, 2024  
 
Applicant: EROP, LLC 
 
Project Name: White-Water Car Wash  
 
Plan Date: June 11, 2024  
 
Location: 2675 Washtenaw Avenue, Ypsilanti, MI 48197, Parcel K-11-06-304-004 
 
Zoning: RC, Regional Corridor with a Site Type A Designation  
 
Action Requested: Preliminary Site Plan & Special Land Use Approval  
 
CASE LOCATION AND SUMMARY 
The Office of Community Standards is in receipt of a Preliminary Site Plan and Special 
Land Use Application from White-Water representative, EROP, LLC, for a proposed 6,820 
sq. ft. tunnel car wash with two pay stations and 18 vacuum stations / parking spaces. 
The parking lot will also offer five (5) employee parking spaces. A Public Hearing to 
consider the Special Land Use application is scheduled for the July 23 meeting.  
 
The subject site is zoned RC, Regional Corridor with a Site Type A Designation. The 
applicant is requesting that the Planning Commission consider modifying the Regulating 
Plan, and designating this parcel as a Site Type C, which permits vehicle washes as a 
Special Land Use. A Public Hearing to consider the change to Site Type C will be 
considered at a future meeting, after the applicant has obtained the needed variance.  
 
SUBJECT SITE USE, ZONING AND COMPREHENSIVE PLAN 
The Charter Township of Ypsilanti 2040 Master Plan designates this site as Regional 
Mixed-Use Corridor. Regional Mixed-Use Corridors areas are located along the busiest 
corridors, which support a high volume of both local and regional traffic. This area may 
include large national chains, regional retailers, and auto oriented uses that draw 
customers both regionally and locally. Compared to Neighborhood Mixed-Use Corridors 
areas they are high intensity and feature the largest scale of commercial development. 
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2675 Washtenaw Avenue – Aerial Photograph – 2023  
 

 
 
ANALYSIS  
The plans have been reviewed by Township Staff and Consultants in accordance with 
our procedures.  
 
Planning Consultants (Carlisle/Wortman Associates):  
Carlisle Wortman Associates, Inc. reviewed the Preliminary Site Plan and has 
recommended multiple items to be discussed with the Planning Commission prior to the 
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applicant seeking one (1) variance with the Zoning Board of Appeals. The discussion 
items are listed below:  
 
Special Land Use  

1. Planning Commission to determine if the project meets the ordinance criteria for 
Special Land Use approval.  

 
Change in Site Type  

1. Planning Commission to evaluate change in the Regulating Plan from Site Type A 
to Site Type C, per ordinance criteria.  

2. Applicant to consider dedicating an easement within the 14-feet of the “future” 
right-of-way for installation of future streetscape improvements in front of the 
property.  

 
Natural Features  

1. Applicant to provide survey information on existing “protected” trees, and protected 
trees shown as preserved in resubmission for review at Final Site Plan stage.  

2. Planning Commission considers condition of approval that any trees identified as 
“protected” in tree survey are shown as preserved on the Final Site Plan.  

 
Site Access, Circulation, Traffic  

1. Defer site driveway locations to Township Engineer.  
2. Applicant confirms that 36’ knee wall is opaque; detail of knee wall added to Final 

Site Plan.  
3. Modify architectural plans to be consistent with opaque knee wall (as specified on 

Site Plan.  
 
Screening and Landscaping  

1. Add 13 more shrubs to plans along Boston Ave. frontage; or Planning Commission 
to consider waiving/modifying this standard due to site constraints. 

2. Planning Commission to consider proposed modification of screening between 
land uses (or no narrow evergreens). 

3. Applicant to consider native alternative to English Laurel. 
 
Lighting  

1. Planning Commission to consider suggestions that reduce the lighting levels at the 
vacuum stations to be more consistent with the other areas of the site. 

 
Elevations and Floor Plans  

1. Add more glazing on Washtenaw Avenue façade or applicant seeks variance.  
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Engineering Consultants (OHM):  
The Township Engineer recommended approval in their letter dated June 25, 2024. OHM 
has provided preliminary detailed engineering comments that will be addressed at the 
time of Final Site Plan and Detailed Engineering.  
 
Ypsilanti Community Utilities Authority (YCUA):  
YCUA reviewing agent Scott Westover has recommended approval in his letter dated 
June 25, 2024.  
 
Ypsilanti Township Fire Department:  
YTFD Fire Marshall Steve Wallgren has recommended approval in a letter dated June 
20, 2024.  
 
Washtenaw County Water Resources Commission:   
Reviewing agent Theresa Marsik has asked the applicant to address 22 items in a letter 
dated June 12, 2024.  
 
Washtenaw County Road Commission:  
WCRC Project Manager Gary Straight shared comments with the Planning Department 
on June 27, 2024.  
 
SUGGESTED MOTIONS:  

The applicant needs to seek a variance to the glazing/transparency requirements 

The following suggested motions and conditions are provided to assist the Planning 
Commission in making the most appropriate decision for this application. The 
Commission may utilize, add, or reject any conditions as they deem appropriate. 

Special Land Use: 

Motion to Postpone: 

“I move to postpone the request for special land use approval for the construction of a 
6,820 sq. ft. tunnel carwash with two pay stations and 18 vacuum stations at the property 
located at 2675 Washtenaw Avenue, Ypsilanti, MI 48197, Parcel K-11-06-304-004, to 
allow the applicant time to obtain the required variance as outlined in the staff report." 

Preliminary Site Plan: 

Motion to Postpone: 
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“I move to postpone the request for preliminary site plan approval for the construction of 
a 6,820 sq. ft. tunnel carwash with two pay stations and 18 vacuum stations at the 
property located at 2675 Washtenaw Avenue, Ypsilanti, MI 48197, Parcel K-11-06-304-
004, to allow the applicant time to obtain the required variance as outlined in the staff 
report." 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Respectfully submitted,  
 

Fletcher Reyher 
 
Fletcher Reyher, AICP 
Planning & Development Coordinator  
Charter Township of Ypsilanti Planning Department  
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Date:  May 15, 2024
Rev.:  June 28, 2024

Preliminary Site Plan and Special Use Review
For

Ypsilanti Township, Michigan

Applicant: EROP LLC

Project Name: Whitewater Car Wash

Plan Date: April 18, 2024

Latest Revision: June 11, 2024

Location: South side of Washtenaw Ave., between N. Hewitt and Golfside.  Parcel 
abuts Northlawn Ave. to the south and Boston Ave. to the west.

Zoning: RC, Regional Corridor – Form Based District

Action Requested: Preliminary Site Plan and Special Use Approval

PROJECT AND SITE DESCRIPTION

The applicant is proposing to build a 6,820 s.f. tunnel car wash with two pay stations and 18 vacuum 
stations/parking spaces.  The parking lot will also offer five (5) employee parking spaces.

Access to the site occurs off of a side road (Boston Ave.), which has not been fully developed as a public 
road, and is not a through road between Washtenaw Ave. and Northlawn Ave. to the south.  It essentially 
functions as a shared driveway to this site and the adjacent sites on the west side of the road.

The subject site is zoned RC, Regional Corridor, which is a Form Based District.  The site is categorized as 
a Site Type A on the Regulating Plan. The applicant is requesting that the Planning Commission consider 
modifying the Regulating Plan, and designating this parcel as a Site Type C, which permits vehicle washes 
as a Special Land Use.  An aerial of the proposed site is shown below.



Whitewater Car Wash
June 28, 2024

2 

Figure 1: Subject Site

Source: Nearmap (Captured April 8, 2024) 

Size of Subject Site:
1.55 acres (67,384 s.f.)

Current Use of Subject Site:
Vacant (Previous put-put golf course)

Table 1: Adjacent Zoning and Existing Land Uses
Direction Zoning Use

North North Side of Washtenaw Ave.: RC, Regional Corridor (Form Based District) Commercial (Auto Repair)
South South Side of Northlawn Ave.: RM-LD – Multiple Family Low Density Residential

East
North: RC, Regional Corridor (Form Based District), and 

South: NB, Neighborhood Business
Commercial (Auto Repair)

& Vacant

West
North: RC, Regional Corridor (Form Based District), and 

South: NB, Neighborhood Business
Commercial (Retail, 

Restaurant) & Vacant

Subject 
Site
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MASTER PLAN

The site is designated as Regional Mixed Use Corridor.  Regional Mixed-Use Corridors are located along 
the busiest corridors, which support a high volume of both local and regional traffic.  This area may include 
auto-oriented uses that draw customers both regionally and locally.  Compared to the Neighborhood 
Mixed-Use corridors, this area is intended for higher-intensity and the largest scale of commercial 
development.  While an auto wash is not specifically listed in the Master Plan’s Regional Corridor 
description, it does list auto-oriented commercial facilities.  An auto wash could be considered consistent 
with this description, as it could serve the regional market and local neighborhoods. 
 
 Applicable design concepts included the Master Plan include:  

 Large parking lots shall be screened landscaped, and provided with pedestrian connections and 
other design amenities to break up excessive pavement and reduce visual impact of parking areas. 

 Architectural design must create an interesting visual experience for both sidewalk users and 
automobiles. 

 Ensure appropriate transition to adjacent neighborhoods.  
 
We find that the site design considerations are addressed in the site plan.  However, the architectural 
design does not, in our opinion, create an interesting visual experience for sidewalk users or automobiles.  
Please see additional comments in the “Floor Plans and Elevations” section of this review.    
 
 
 CHANGE IN SITE TYPE

Sheet C-3 indicates that the applicant would like to change the Site Type under the Form Based Code from 
Site Type A to Site Type C.  A Site Type “A” does not permit a vehicle wash use, nor does it allow a Building 
Form B (as proposed in this application).  If the Site Type were changed to “C,” then a vehicle wash could 
be considered as a Special Land Use, and Building Form B would also be allowed. 
 
Site Types are determined by street orientation, lot size, lot configuration, location, and relationship to 
neighboring sites.  Changing Site Types is a change to the Form Based Regulating Plan (Sec. 502(5)).  This 
change can be reviewed and approved by the Planning Commission after conducting a public hearing. 
 
Descriptions of Site Type A and Site Type C are provided below: 
 

Site Type A: 
Site Type A is composed of lots one-half (0.5) acre or smaller and is reserved primarily for 
residential use and for smaller non-residential use which is compatible with a residential 
setting. Site Type A is generally located in areas which serve as a transition between the 
street and neighboring residential areas. Site Type A lots are typically mid-block and not 
located on a corner. The building form selected for these sites must consider both the front 
elevation that fronts on the street but also the rear/side elevation that is adjacent to 
residential in order to maintain compatibility with adjacent uses. These sites are intended 
for small sized neighborhood residential, commercial/office, or mixed-use sites. 

 
Site Type C: 
The sites in Site Type C are mostly larger than one (1) acre in area. Site Type C size and 
character may vary based on the unique characteristic of each parcel. This category can 
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include free standing single-use or mixed-use developments that are designed to serve a 
broader community-wide market. These sites are intended for community 
commercial/office, multiple family residential, and mixed-use sites. 

 
In considering a Site Type change to the Regulating Plan, Sec. 502(5) states that the Planning Commission 
shall consider the following criteria.  We have listed the criteria below, and provided an evaluation after 
each: 
 
A. The applicant’s property cannot be used for the purpose permitted in the form-based district (In 

this case, Regional Corridor). 
 

CWA Comments:  While we can’t confirm that all of the permitted uses allowed on Site Type A are 
unfeasible on the subject site, the frontage on Washtenaw Ave. makes a vehicle-oriented commercial 
use logical.  However, given the desired character of this corridor, a new vehicle-oriented use would 
need to be designed so that it “fits” into the mix of pedestrian and vehicular facilities.  The relatively 
small lot size and frontage along Washtenaw Ave. makes it unlikely that a residential use would occupy 
this site.  Lastly, the project is expanding the size of the site so that it meets the “larger than one acre” 
characteristic of Site Type C.  
 

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

 
CWA Comments:  The Regulating Plan only identifies the small portion of this site along Washtenaw 
Ave. as a Site Type “A.”  The remaining portion (to the south) is not designated any site type on the 
Regulating Plan.  The proposed project site is 1.55 acres in size, which is consistent with the size range 
in Site Type C. 

 
C. The proposed modification and resulting development will not alter the essential character of the 

area. 
 

CWA Comments:  The business to the east (R&J Auto Repair) has vehicle parking in front of the 
building, and the building is setback relatively far from Washtenaw Ave. (approx. 100 feet).    The 
building to the west (Fish Doctor’s Aquarium Shop) is located closer to Washtenaw Ave. (approx. 30 
feet), and has one parking space in front of the building.  Two other nearby buildings (Wendy’s to 
west and Taco Bell to east) are both set back approximately 45 feet from the front property line, and 
don’t have parking directly in front of the building. 
 
The Form Based Code design standards bring buildings closer to the road and sidewalk, and eliminate 
parking in front to give more emphasis to pedestrian facilities and comfort.  The proposed site plan 
locates the front of the building 10-feet from the “future” Washtenaw Ave. right-of-way line, and does 
not locate any vehicular parking or maneuvering in front of the building.  This layout of this site will 
alter the existing character of the area, but in a positive way by helping to establish the character 
envisioned by the Form Based Code.   

 
D. The proposed modification meets the intent of the district. 
 

CWA Comments:  The intent of the Regional Corridor District is described as follows:  
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Regional: Regional Mixed-Use Corridors areas are located along the busiest corridors, 
which support a high volume of both local and regional traffic. This area may include large 
national chains, regional retailers, and auto oriented uses that draw customers both 
regionally and locally. Compared to Neighborhood Mixed-Use Corridors areas they are 
high intensity and feature the largest scale of commercial development. 

 
This site is located along one of the larger corridors in the Township.  The vehicle wash is an auto-
oriented use that would draw both local and regional customers.   
 

E. Existing streets have been improved and/or new streets constructed that may result in the 
modification of a specific site type. 

 
CWA Comments:  As part of this project, Boston Ave. will be improved, as shown on the plans.  In their 
most recent narrative, the applicant states that the Road Commission will retain jurisdiction over 
Boston Ave., and that any improvements to this road will be made to the Road Commission’s 
standards.  We consider the access to this site from Boston Ave. beneficial, as this use will not require 
another curb-cut along Washtenaw Ave. 
 

F. Modification to the Regulating Plan is in conformance to the Master Plan and Placemaking Plan. 
 

CWA Comments:  As described in the “Master Plan” section in this review, we consider the proposed 
use to be consistent with the Regional Mixed-Use Corridor designation.   
 
The “Reimagine Washtenaw Corridor Improvement Study” (or placemaking plan for Washtenaw Ave.) 
includes a Future Public Access Plan showing planned future right-of-way widths along Washtenaw 
Ave.  On the Future Public Access Plan, the future right-of-way in front of this site is shown as 108-
feet wide.  The most recent site plan identifies the “future” right-of-way line, and sets the building 
back 10-feet from this line.  Another part of the Improvement Study is to install wider sidewalks along 
this side of Washtenaw, in front of this property.  The site plans show installation of an 8-foot-wide 
sidewalk in the “future” right-of-way (or the additional 14-feet along Washtenaw Ave.).  For future 
planning and improvements, would the applicant be willing to dedicate a public sidewalk easement 
for the 14-feet to the Township for streetscape improvements in the future?    
 

We find the proposal meets the criteria to modify the Regulating Plan from Site Type A to Site Type C, 
with the outstanding issues mentioned here to be addressed. 
 
Items to be Addressed:  1) Planning Commission to evaluate change in Regulating Plan from Site Type A 
to Site Type C, per ordinance criteria.  2) Applicant to consider dedicating an easement within the 14-feet 
of the “future” right-of-way for installation of future streetscape improvements in front of the property. 
 
 
NATURAL FEATURES

Topography: The site was previously used as a put-put golf course, and was fully 
graded to accommodate this use with artificial hills and water features.  
The existing parking lot at the back of the site slopes down from north to 
south into a swale along Northlawn Ave.   
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The proposed grading will work with the existing topography, and grade 
the site from Washtenaw Ave. on the north end, to a rain garden and 
underground stormwater chamber system on the south end of the site.  
However, given the length of the building (190 feet long), the design 
installs a 3-foot tall retaining wall, with a 36” high knee wall on top along 
the north and west side of the vehicle lanes into the car wash building. 

 
Woodlands: Our previous review memo asked the applicant to confirm that the 

existing trees (shown on the aerial photograph of the site) do not meet 
the minimum size to be classified as “protected” trees by the ordinance.  
The applicant’s response memo states that if any “protected” trees are 
identified by a surveyor, then they will remain and be protected.  The 
details about the trees will be provided with the next submission.  If 
protected trees are not being disturbed by the project, then there will not 
be any mitigation requirements.  We will evaluate the new survey 
information once provided.  The Planning Commission could consider 
conditioning any approval on any trees identified as “protected” to be 
preserved and this is reflected on the Final Site Plan. 

 
Items to be Addressed:  1) Applicant to provide survey information on existing “protected” trees, and  
protected trees shown as preserved in resubmission for review at Final Site Plan stage.  2) Planning 
Commission considers condition of approval that any trees identified as “protected” in tree survey are 
shown as preserved on the Final Site Plan. 
 
 
 AREA, WIDTH, HEIGHT, SETBACKS

The remainder of this review assumes a Site Type C, with Building Form B. 

Table 2.  Bulk Requirements 

 Required / Allowed Provided 
Complies with 

Ordinance 

Min. Lot Area Site Type C: Larger than 1 acre 67,384 s.f. (1.55 ac.) Complies

Front Build-to-Line 
(Washtenaw Ave.) 

10-foot to 30-foot build-to-line; 
75% of the building must meet the 

required build-to line.  

Building located 10 feet 
from the “Future” 

Washtenaw Ave. ROW. 
Complies 

Side Setback – East 
Property Line 

5 feet 5 feet Building Complies 

Side Setback – West 
Property Line 

5 feet 44.6 feet Building Complies 

Rear Setback 10 feet 230.6 feet Building Complies 

Impervious Surface 80% maximum 56% Complies 

Building Height 
Minimum: 1 story/14 feet 

Maximum: 3 stories/ 38 feet 

1 story 
Building: 18 feet 
Parapet: 29 feet

Complies 
See Below 
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Required / Allowed Provided
Complies with 

Ordinance 

Parking 

Located in side or rear yard; if 
abutting a required “build-to” 
line, screened with a minimum 

30-inch masonry wall on the 
required build-to line, or within 5 
feet of the required building line. 

Parking is located in the 
rear yard. 

Complies 

Table 3. Bulk Requirements for Vehicle Wash Operations 

Requirements of 1129, Specific Use Provisions for Vehicle Wash Operations

Required / Allowed Provided
Complies with 

Ordinance

Min. Front Yard 
50 feet; however, the Form 
Based Code requirements 

supersede this requirement 
10 feet Complies 

Wash facilities within 
completely enclosed building 

-- -- Complies 

Vacuuming and drying areas 
may be outside, but no closer 
than 25-feet from residential 
district 

25-feet from south property 
line (along Northlawn Ave.) 

96.7 feet Complies 

Stacking/Parking complies 
with Sec. 1205 and 1118 See Parking Section of this review 

Stacking/Parking hard-
surfaced and dust free 

-- Proposing concrete pavement Complies 

Building Height 
When measuring the building height dimension using the ordinance definitions, this building is 18-feet 
tall.  The front parapet is an additional 12-feet above the roof.  This tall parapet will span the front façade, 
and wrap the east and west sides for approximately 24-feet.  The building height is much taller than the 
two properties to the west, and the vehicle repair building to the east; however, it appears to be 
consistent with the new Taco Bell restaurant further east.  The building height complies with the 
ordinance.  Also, given the width of Washtenaw Ave., the added height will coordinate better with this 
large corridor.  
 
Items to be Addressed:  None.   
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PARKING, LOADING

The ordinance requires a vehicle wash use to meet the minimum parking space requirement in Sec. 1205, 
Access, Parking and Loading Requirements, as well as the drive-through requirements in Sec. 1118, Drive-
In and Drive-Through Facilities. 
 
Table 4. Parking and Stacking Spaces 

Requirements Required Provided 
Complies with 

Ordinance

Parking Spaces
1 space for each employee 

or
 5 employees = 5 spaces 

5 spaces Complies

Stacking Spaces
Entry per lane: 8 spaces 
Exit per lane: 2 spaces 

West Entry Lane: 9 spaces 
East Entry Lane: 7 spaces 

Exit: 2 
See Below 

Stacking Space 
Dimensions 

12’ x 20’ 10’ x 15’ See Below 

Barrier-Free Spaces 2 spaces 2 spaces Complies
Loading spaces 1 space 0 spaces See Below
Bicycle parking 2 spaces 4 spaces Complies

Stacking Spaces 
The vehicle symbols shown on the plans have lengthened to 20-feet long in the stacking lanes, meeting 
this requirement.  are only 15-feet long, while a stacking space minimum is 20-feet long.  The stacking 
lanes are approximately 140-feet long before cars must make the turn into the wash tunnel.  The west 
lane accommodates nine (9), 20-foot-long stacking spaces, and the east lane accommodates seven (7), 
20-foot-long stacking spaces.  Given that the total of the two lanes accommodates 16 stacking spaces we 
think the project meets ordinance requirements.   
 
Also, the ordinance requires stacking spaces to be 12-feet wide.  The proposed stacking lanes have been 
widened to 12 to 14-feet wide, meeting this requirement.  
 
Parking Lot Design 
The proposed employee parking spaces meet the dimensional requirements in the ordinance.  The 
proposed vacuum stations exceed the minimum width by 4-feet, giving users enough space to keep their 
doors open to vacuum the inside.  Maneuvering lanes in the parking/vacuum station area also meet 
ordinance requirements. 
 
Loading Space 
One 10’ x 25’ loading space has been added to the plans, directly behind the back end of the building at 
the second overhead exit door.  The applicant’s narrative states that a box-type truck or Amazon van will 
deliver materials to the site.  Sheet C-13, Truck Turning Analysis, shows that this type of vehicle will be 
able to maneuver and fit into the proposed loading zone. 
 
Items to be Addressed: None. 
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SITE ACCESS, CIRCULATION, TRAFFIC

Boston Ave. – Public Road Right-of-Way 
As mentioned above, the applicant states that the Road Commission will retain jurisdiction of Boston Ave. 
as a public road.  Boston Ave. currently serves the subject site and the three parcels on the west side of 
the street.  The plans show improvements to this roadway, up to the southerly access driveway on the 
subject site.  These improvements will be evaluated by the Road Commission during Final Site Plan review.     
 
Stacking Lanes 
Vehicles for this use enter the car wash stacking lanes from a two-way driveway off of Boston Ave.  Given 
that the site driveway is off of this side road vs. Washtenaw Ave., stacking will not interfere with traffic 
on Washtenaw.  We defer the location of this driveway to the Township Engineer. 
 
Vehicles stack into two lanes, which are located on the west side of the site.  Sec. 1118 states that multi-
lane drive-throughs shall be located in a manner that will be the least visible from a public thoroughfare.  
Building Form B standards (Sec. 503(4), Building Form Types) also states that parking abutting the required 
build-to line adjacent to the right-of-way shall be screened with a minimum 30” tall masonry wall, and 
landscape treatment added between the wall and build-to line.  The site plan shows a 36” tall knee 
(screen) wall along the property lines abutting Boston Ave. and Washtenaw Ave., meeting this 
requirement.  We assume that the applicant is proposing an opaque, masonry knee wall that will screen 
the drive-through lanes.  The applicant should confirm this, and add details of the knee wall to the Final 
Site plan.  Also, the architectural plans show a metal railing (vs. “knee wall”) that will not obstruct views 
of the stacking lanes from the road or sidewalk.  The architectural plans should be modified to include the 
36” knee wall specified on the site plan. 
 
The location of the lanes does not interfere with vehicular circulation on the rest of the site, or parking 
maneuvers. There is an “escape” lane just to the east of the stacking lanes that would allow a car to exit 
the wash building before being washed.  We consider this circulation system acceptable. 
 
Vacuum Station Access 
A second driveway allowing vehicles into and out of the site is located further south.  This driveway allows 
customers to enter the site and use the vacuum stations only.  It also allows washed vehicles to exit the 
site.  If a person vacuums their car first, they need to exit the site, and re-enter using the southerly 
driveway.  We aren’t concerned about these maneuvers given that Boston Ave. will most likely have very 
low traffic.  We defer the location of this second driveway to the Township Engineer. 
 
Sidewalks 
The plans show an 8-foot-wide sidewalk along Washtenaw Ave., 13-feet from the curb.  As requested, the 
safety path location was shifted away from the curb.  See our comments below regarding a landscaped 
separation between the safety path and curb/travel lanes, for a more consistent design along the street. 
  
The Form Based Districts require pedestrian pathways between the site and the road right-of-way.  Stairs 
have been added between the safety path along Washtenaw Ave. and the pedestrian access door on the 
west side (near the front) of the building. 
 
Items to be Addressed:  1) Defer site driveway locations to Township Engineer.  2) Applicant confirms that 
36” knee wall is opaque; detail of wall added to Final Site Plan.  3) Modify architectural plans to be 
consistent with opaque knee wall (as specified on Site Plan).   
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SCREENING & LANDSCAPING

Table 5. Landscaping 

Required Provided
Complies 

with 
Ordinance

General Landscaping: 
 1 tree per 1,000 s.f. lawn 

1 shrub per 500 s.f. lawn

5,276 s.f. lawn = 
6 trees and 11 shrubs 

6 trees 
and 

11 shrubs 
Complies 

Street Yard Landscaping: 
 1 large deciduous tree per 40 l.f. of 

frontage 
 1 ornamental tree per 100 l.f. of 

frontage 
 1 shrub per 10 l.f. of frontage 

Washtenaw Ave.: 
107 L.F. / 40 = 3 trees 

107 l.f. / 100 = 1 ornamental 
tree 

107 l.f. / 10 = 11 shrubs

Boston Ave.: 
295 l.f. / 40 = 8 trees 

295 l.f. / 100 =  3 ornamental 
trees 

l.f. / 10 = 30 shrubs 

Washtenaw Ave.: 
3 trees 

1 ornamental tree 
17 shrubs 

Boston Ave.:
8 trees 

3 ornamental trees 
17 shrubs on top 

side of retaining wall 

Complies 
with Trees  

Complies 
with

Ornamental 
Trees  

Deficient by 
13 shrubs 
See Below 

Parking Lot Landscaping:  
 1 large deciduous tree per 2,000 s.f. 

of pavement 
 1 large deciduous tree per 40 l.f. of 

parking lot perimeter 

24,709 s.f. / 2,000 s.f. =  
12 interior trees 

 
747 l.f. / 40 =  

19 perimeter trees 

12 interior trees 
and  

19 perimeter trees 
Complies 

Stormwater Basin Landscaping: 
1 tree and 10 shrubs per 50 feet of basin 
perimeter 

278 l.f. / 50  = 
6 trees and 56 shrubs 

6 trees and  
56 shrubs 

Complies 

Screening Between Land Uses: 
1 lg. evergreen per 10 l.f. and 1 narrow 
evergreen 3 l.f. for screening between an 
automotive use and residential use

176 l.f. / 10 =  
18 lg. evergreen trees 

and 
176 l.f. / 3 =  

59 narrow evergreen trees

18 lg. evergreen 
trees 
and 

0 narrow evergreen 
trees

Deficient by 
59 narrow 
evergreen 

trees 
See Below

Street Yard Landscaping – Boston Ave. 
The purpose of this requirement is to beautify the site along road frontages, and create a more 
“pedestrian-friendly” atmosphere.  Because there is a retaining wall along a portion of this frontage, 
plants installed on the “low” side of the wall will not accomplish the goals of this requirement.  There are 
no plantings along the “top” side of the retaining wall along the Boston Ave. frontage.  There is space on 
the top side of the retaining wall (on west side of the knee wall) to plant shrubs.  Shrubs could also be 
planted in the lawn area between the two site access driveways.  Note that the ordinance allows the 
Planning Commission to waive this standard where site constraints make conformance unreasonable.    
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Parking Lot Islands
Sec. 1301(3)(D) requires the following: 
1) There shall be no more than twelve (12) parking spaces in a row without a landscape break.  The plans 

comply with this requirement. 
2) Parking lot end islands shall be a minimum of five (5) feet wide, and provided at the intersection of 

any parking aisles.  The islands are the minimum dimensions, and their location complies with the 
ordinance. 

 
Screening Between Land Uses 
The project is an “automotive” use next to a residential use, requiring a Type 3 screen.  The plans show 
one row of large evergreen trees along the southern boundary, and do not show any narrow evergreen 
trees.   The Planning Commission may modify the requirements in the ordinance, where the intent of this 
Section can be met through reasonable alternatives.  The Planning Commission will need to consider the 
proposed modification. 
 
Plant Material 
1) The shrub ‘Otto Luyken’ English Laurel has poisonous berries, and can be fatal if eaten (source: 

ivasiveplantatlas.org).  We would suggest a native alternative of ‘Gro-Low’ Sumac that doesn’t have 
this characteristic, and is very hardy, tolerating urban conditions. 

 
Trash and Recycling Containers 
The dumpster is located in a “front” yard along Boston Ave.  The ordinance prohibits locating a dumpster 
in a “required” front yard.  Because this is a form-based district, the “required” front yard is 10-feet-wide.  
The dumpster screen is more than 20-feet from the Boston Ave. right-of-way.  The landscape plan shows 
that the screen itself will be shielded from view of the south and west properties with landscaping. 
 
The dumpster screen detail (shown on Sheet C-15) will be a three-sided, 6-foot-tall masonry screen made 
of CMU block with a brick veneer that matches the building.   The gate will be made of metal.      
 
Items to be Addressed: 1) Add 13 more shrubs to plans along Boston Ave. frontage; or Planning 
Commission to consider waiving/modifying this standard due to site constraints.  2) Planning Commission 
to consider proposed modification of screening between land uses (or no narrow evergreens).  3) Applicant 
to consider native alternative to English Laurel.     
 

LIGHTING 

The applicant is proposing to install six (6) single-luminaire pole-mounted fixtures, and one, double-
luminaire pole-mounted fixture as site lighting.  The building will be illuminated with two types of building-
mounted fixtures.  Lastly, the vacuum stations will have linear luminaires on the vacuums.  We have the 
following comments:  
 
Pole-Mounted Fixtures:   
These fixtures are downward facing, and shielded.  They are within the 18-foot tall height maximum. 
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Building-Mounted Fixtures:
These fixtures are also downward facing.  However, there are 9 luminaires along the west side of the 
building, and 3 luminaires along the south side of the building.  The applicant should confirm that these 
lights are only provided for security, and not to attract attention to the use.   The housing around the light 
source will shield the light and help to direct it downward on the site. 

Linear Luminaires 
The “linear luminaire” is used on all 18 vacuum stations, plus there are 5 additional luminaires on the ends 
of the vacuum stations.   An illustration of what this looks like from the manufacturer’s website is provided 
below:

 
Source: ggled.net

While the footcandle readings in the vacuum station area are within the 20-footcandle maximum, the 
light levels in this part of the site are substantially greater than the lighting in any other area of the site.  
Also, the vacuum stations are at the rear of the site, directly across the street from the residential 
neighborhood.  We have the following comments: 
1) On the lighting plan, linear luminaires are not proposed in the seven (7) vacuum stations along the 

east property line. 
2) Lighting intended to attract attention to the use and not strictly for security purposes are prohibited.  

This approach to lighting the vacuum stations is most likely a typical “corporate” approach.  However, 
the same result could be accomplished with a few overhead light fixtures.  Since the vacuum stations 
are at the rear of the property, and will not be clearly visible from Washtenaw Ave., is it necessary to 
use the linear light fixtures for this site, given the possibility that they will be disturbing to neighbors? 

2) If the linear fixtures cannot be replaced by less intrusive lighting, we suggest the possibility of 
removing a linear light from every other vacuum station.  This way, there would only be nine (9) linear 
lights vs. 18, which should reduce the lighting levels so that they are not so much brighter than the 
surrounding area.   
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3) As requested, the applicant states that the vacuum lighting will be turned off within one hour of 
closing (lights off by 9pm).  The lighting plan notes that all site lighting will be turned off by 9pm. 
   

Items to be Addressed:  1) Planning Commission to consider suggestions that reduce the lighting levels at 
the vacuum stations to be more consistent with the other areas of the site. 
 
 
ELEVATIONS AND FLOOR PLANS 

Elevations and floor plans have been provided. 
 
The floor plans show one car wash tunnel on the east side of the building.  The west side of the building 
is occupied by two small rooms (assuming office and storage), a restroom, and an equipment area.  The 
front, open portion of the building will accommodate vehicles making the turn into the wash tunnel. 

Façade Variation: 
The Form Based District architectural standards require façade variation.  As requested, a color rendering 
has been provided. 

Elevations are comprised of the following material, and help to provide façade variation as follows: 
 All elevations will receive architectural concrete brick, with a pre-cast concrete horizontal sill on 

the east and west elevations.  The sill is consistently 4-feet from grade along the east/west 
elevations, until the change in grade at the front of the building. The applicant’s response memo 
and color rendering show that the sill will divide different color brick along the façades, and help 
to provides relief from the expanse of these long facades.    

 Pillar details on all elevations provide a vertical façade articulation. 
 The parapet detail on the front of the building with decorative metal panels below and EFIS 

cornice above identifies the “front” of the building, and provides a more prominent feature along 
the road.  The parapet detail contains wall signs on north, east and west elevations. 

 Windows and aluminum canopies over windows are provided on the west elevation as an 
architectural detail.  The windows will be visible from Washtenaw Ave., breaking up the expanse 
of the west wall. 

 Windows are also proposed along the east facade, which will be visible from Washtenaw Ave.  
This helps to break up this façade as well.   

 
Transparency: 
First floors of buildings facing a ROW are required to provide 50% transparency, and 30% along facades 
facing a side street or parking area. 
 The façade facing Washtenaw Ave. (or “front elevation”) has changed because the building is now 

approximately 3-feet below the Washtenaw Ave. grade.  As described above, lowering this long 
building at the front was necessary to meet the existing grade at the rear of the site.  Therefore, the 
windows facing Washtenaw Ave. have been significantly reduced in size.  In comparison to the EFIS 
“tower” detail, these windows are very small, and the EFIS feature is out of proportion.  Is it possible 
to replace the decorative metal panels with windows, so that the two features (windows and EFIS) 
relate better to each other? 
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 The first floor elevation is proposed at 444 s.f., which would require 222 s.f. of window glazing on this 
elevation.  The proposal shows approximately 54 s.f. of window glazing.  Either more glazing needs to 
be added to this façade, or the applicant seeks a variance. 

 
Items to be Addressed: 1) Add more glazing to Washtenaw Ave. façade or applicant seeks a variance.  
 

SPECIAL USE

In the Regional Corridor District, a vehicle wash requires a special use.  Standards for Special Use review 
are set forth in Section 1003. The Planning Commission shall review the particular circumstances and facts 
of each proposed use in terms of the following standards and required findings, and with respect to any 
additional standards set forth in this Ordinance. The Planning Commission shall find and report adequate 
data, information, and evidence showing that the proposed use meets all required standards:  

1. Will be harmonious, and in accordance with the objectives, intent, and purpose of this Ordinance. 
2. Will be compatible with the natural environment and existing and future land uses in the vicinity.  
3. Will be compatible with the Township master plans. 
4. Will be served adequately by essential public facilities and services, such as highways, streets, 

police and fire protection, drainage ways and structures, refuse disposal, or that the persons or 
agencies responsible for the establishment of the proposed use shall be able to provide 
adequately for such services 

5. Will not be detrimental, hazardous, or disturbing to existing or future neighboring uses, persons, 
property, or the public welfare. 

6. Will not create additional requirements at public costs for public facilities and services that will 
be detrimental to the economic welfare of the community. 

To confirm that the proposal meets the standard that the use is not disturbing to the existing residential 
neighbors, we asked the applicant to provide the following information.  The response memo provides 
requested information, as listed below: 

1. Proposed hours of operation are 7:30am – 8:00pm daily. 
2. Will vacuums be available when the car wash tunnel is closed for the night?  The response states 

that vacuums will only be available during their regular hours of operation. 
3. Applicant’s response to linear lighting concerns raised in this review.  The plans have not been 

modified from our previous review.  In summary, the response memo states that higher light 
levels provide value and safety to customers, and that the southern portion of the site is densely 
screened from residential neighbors.  They also state that all site lighting will be turned off by 9pm 
each night.   

 
Regarding the other criteria, we find that the standards have been met.  Our comments regarding how 
this proposal compares to the remaining Special Land Use standards follow:  
 

 Washtenaw Ave. is designated as a Regional Corridor, intended to support a high volume of both 
local and regional traffic.  This corridor type accommodates large national chains and auto-
oriented uses that draw customers both regionally and locally.  The proposed use is consistent 
with the intent of this district.  

 The proposed use of the site as a vehicle wash can serve both the regional market, but also local 
neighborhoods, making this use consistent with the Master Plan.  



Whitewater Car Wash 
June 28, 2024 

15 

 The project will redevelop the site, including sidewalk installation along the Washtenaw Ave. road 
frontage, landscaping, and lighting.  

 With utility and other improvements, the site can adequately be served with public facilities and 
services 

 The development of this site will not be detrimental to the future use and development of the 
corridor.   
 

Items to be Addressed: 1) Planning Commission to determine if project meets the ordinance criteria for 
Special Land Use approval. 
 
 
RECOMMENDATIONS

The proposal, as presented, will require one variance for front façade glazing, unless the façade design 
can be modified to meet the 50% glazing requirement.  The Planning Commission will need to determine 
if the project meets the criteria for a Regulating Plan change (from Site Type A to Site Type C), and a Special 
Land Use.  Also, the ordinance allows the Planning Commission to waive or modify several requirements, 
based on the existing site constraints.   A summary of possible waivers/modifications and our comments 
is below.   
 
Special Land Use 
1)  Planning Commission to determine if project meets the ordinance criteria for Special Land Use 

approval. 
 
Change in Site Type 
1)  Planning Commission to evaluate change in Regulating Plan from Site Type A to Site Type C, per 

ordinance criteria.   
2)  Applicant to consider dedicating an easement within the 14-feet of the “future” right-of-way for 

installation of future streetscape improvements in front of the property. 
 
Natural Features 
1)  Applicant to provide survey information on existing “protected” trees, and  protected trees shown as 

preserved in resubmission for review at Final Site Plan stage.   
2)  Planning Commission considers condition of approval that any trees identified as “protected” in tree 

survey are shown as preserved on the Final Site Plan. 
 
Site Access, Circulation, Traffic 
1)  Defer site driveway locations to Township Engineer.   
2)  Applicant confirms that 36” knee wall is opaque; detail of knee wall added to Final Site Plan.   
3)  Modify architectural plans to be consistent with opaque knee wall (as specified on Site Plan).   
 
Screening and Landscaping 
1)  Add 13 more shrubs to plans along Boston Ave. frontage; or Planning Commission to consider 

waiving/modifying this standard due to site constraints.   
2)  Planning Commission to consider proposed modification of screening between land uses (or no narrow 

evergreens).   
3)  Applicant to consider native alternative to English Laurel. 
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Lighting
1) Planning Commission to consider suggestions that reduce the lighting levels at the vacuum stations to 

be more consistent with the other areas of the site.

Elevations and Floor Plans
1) Add more glazing to Washtenaw Ave. façade or applicant seeks a variance.









CHARTER TOWNSHIP OF YPSILANTI FIRE DEPARTMENT 
BUREAU OF FIRE PREVENTION
222 South Ford Boulevard, Ypsilanti, MI 48198 

 

 
  

June 20, 2024 
 
Fletcher Reyher, development coordinator 
Charter Township of Ypsilanti 
7200 S. Huron River Drive 
Ypsilanti, MI 48197 
 
  
RE:  Preliminary (non-residential) Site Plan Review #2 
 
 Project Name:    Whitewater Car Wash 
 Project Location:    2675 Washtenaw Ave. Ypsilanti, MI 48197  
 Plan revision Date:    6/11/2024  
                        Project ID:   DET-230108.01 
 Engineering:   Stonefield Engineering & design 
 Architects Address:  607 Shelby Suite 200, Detroit, MI 48226  
 Applicable Codes:  IFC 2018 
 
 
Status of Review 

Status of review: Approved as Submitted 

 

Site Coverage - Hydrants 

Comments: Proposed Hydrant coverage is acceptable. 

 

Site Coverage - Access 

Comments: Turning templates provided on C-12 are acceptable. 

 

 

 
Sincerely, 
 

 
  Steve Wallgren, Fire Marshal 
  Charter Township of Ypsilanti Fire Department 
  CFPS, CFI I 









EVAN N. PRATT, P.E. Harry Sheehan
               Chief Deputy Water Resources Commissioner   
 Water Resources Commissioner  

705 N Zeeb Road Scott Miller P.E.
 Ann Arbor, MI 48103  Deputy Water Resources Commissioner
 734-222-6860 
  Theo Eggermont 
 Drains@washtenaw.org  Public Works Director 

Washtenaw.org/Drains 

 

June 12, 2024 
 
 
Mr. Eric Williams, P.E. 
Stonefield Engineering 
607 Shelby, Suite 200 
Deroit, Michigan 48226 

RE: Whitewater Car Wash  
2675 Washtenaw Avenue 
Ypsilanti Township, Michigan 
WCWRC Project No. 10776 

 
Dear Mr. Williams: 
 
On April 29, 2024, this office received site plans and a drain use permit application 
via e-mail for the referenced project.  At that time, no initial review fee for the 
plan review was received by this office.  Revised plans were submitted on June 
10, 2024 and the initial review fees were received on June 11, 2024. The drain use 
permit application to tap the Ypsilanti Township Drain (YTD) #02 will be held until 
the site plans are further along in the review process. 
 
This office has reviewed the site plans for the above-referenced project to be 
located in Ypsilanti Township.  These plans have a job number of DET-230108.01 
and a date of June 10, 2024.  As a result of our review, we would like to offer the 
following comments: 
 
1. The plans should be signed and sealed by a registered, professional engineer. 

2. 
calculations and documentation, should be submitted to our office for 
review. 

3. An infiltration testing report, meeting the reporting requirements listed in the 
rules of this office and signed and sealed by a licensed geotechnical 
engineer, should be submitted to our office for review. 

4. The YTD #02 must be identified on every plan sheet where it is depicted. 

5. The call outs on the grading plan (plan sheet C-4) cover up structure labels 
and other information. Please revise for clarity. 

6. A stormwater narrative should be prepared and submitted to our office for 
review. 

7. Per the rules of this office, the maximum allowable void ratio for coarse 
aggregate is 0.3.  The storage volume table for the below grade detention 
system should be revised based on the corrected void ratio. 
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Drains@washtenaw.org 
Washtenaw.org/Drains 

8. The site is covered by hydrologic soil group D/B.  The curve numbers and runoff 
coefficients used on Worksheet W1 should be revised. As noted in Section VIII, 
Part H of the rules of this office, the first letter is the undrained classification 
which should be used for the runoff calculations. 

9. The bioretention basin area up to the maximum ponding elevation should be 
included with the relative imperviousness calculations at a c-value of 1.0 and 
a CN value of 98 on Worksheet W1. 

10. A post-construction cover type of Woods  Good Condition is listed on 
Worksheet W1. This area should be considered Open Space. The curve 
numbers and runoff coefficients used on Worksheet W1 should be revised 

11. The post-development cover chart area used for the NRCS portion of 
Worksheet W1 does not match the cover chart area used in the Rational 
Method portion of W1. 

12. Worksheet W3 should present pre-development conditions, not the current, 
existing conditions at the site. 

13. Based on field observations made by WCWRC staff during the infiltration 
testing operations, it appeared unlikely that native soils meeting the minimum 
infiltration rate requirements were encountered and the required separation 
between the high groundwater level and a proposed infiltration elevation 
was met.  Worksheet W11 includes an infiltration volume credit, but no credit 
is available based on the observed conditions. 

14. If infiltration is not provided in the bioretention basin, the outlet structure must 
have an outlet orifice to ensure that the basin can drain completely. As a 
reminder, the minimum required detention time for the first flush storm event is 
24 hours, with a maximum detention time of 72 hours for the 100-year storm 
event. 

15. The outlet calculations were not reviewed. They will be reviewed with the next 
submittal, after the runoff calculations and storage volume tables have been 
revised. 

16. A minimum freeboard of one foot is required beyond the 100-year storm 
volume elevation in the below-grade detention system. 

17. The minimum velocity of 3 feet per second was not met within some of the 
storm water pipes. 

18. A long-term stormwater maintenance plan, including budget and responsible 
party, should be designed and included with the plan set. 

19. The bioretention basin area shown on the landscape plan (sheet C-9) was 
hatched up to what appeared to be Elevation 793 feet.  The hatched area 
should be expanded to include both the basin and buffer areas. 
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20. At the time of plant and seed delivery, a WCWRC landscape reviewer must 
be present. The quantity and species delivered will be reviewed on site. 
Contact Catie Wytychak at wytychakc@washtenaw.org or (734) 222-6813 to 
coordinate.  

21. Prior to construction, a pre-construction meeting must be held between the 
developer, design engineer and WCWRC.  This meeting can be held in 

-construction meeting, if requested. 

22. Please see the attached invoice for the current fees and remit these fees 
upon receipt. As requested, the invoice is being submitted directly to EROP, 
LLC. 

 
At your convenience, please send us a complete set of revised plans and the 
additional information requested above so that we may continue our review.  If 
you have any questions, please contact our office. 
 
Sincerely, 
 

 
Theresa M. Marsik, P.E. 
Stormwater Engineer 
(permit\Whitewater Car Wash rev1) 

 
cc: Jeff Justice, EROP, LLC 
 Lauren Doppke, Ypsilanti Township Planning Department 
 Belinda Kingsley, Ypsilanti Township Planning & Zoning Coordinator 
 Fletcher Reyher, Ypsilanti Township Planning & Development Coordinator 

Doug Winters, McLain and Winters 
 Matt Parks, P.E., Ypsilanti Township Engineer (OHM) 

Stacie Monte, Ypsilanti Township Engineer (OHM) 
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14. The applicant shall provide the applicable Ypsilanti Township Standard Detail Sheets and the Ypsilanti Township 

SESC Standard Detail Sheet within the plan set. These can be obtained by emailing stacie.monte@ohm-
advisors.com.  

 
Stonefield Response: Ypsilanti Township Standard Details have been included as additional sheets 
to the Site Development Plans.  

 
D. Required Permits & Approvals 

 
The following outside agency reviews and permits will be required for the project. Copies of any correspondence 
between the applicant and the review agencies, as well as the permit or waiver, shall be sent to both the Township 
and OHM Advisors (email:  stacie.monte@ohm-advisors.com).  
 

• Ypsilanti Community Utilities Authority (YCUA): Review and approval of all water main and sanitary sewer 
improvements is required. 
 
Stonefield Response: Noted. Comments within YCUA Review Letter have been addressed. 
 

• Ypsilanti Township Fire Department: Review and approval is required. 
 
Stonefield Response: Noted. Comments within Fire Department Review Letter have been 
addressed.  
 

• Washtenaw County Water Resources Commissioner's Office (WCWRC): Review and approval is required. 
A drain-use permit will be required for the proposed outlet to the County Drain. 
 
Stonefield Response: Noted. Plans were submitted to MCWRC on 4/29. Review Letter has not 
yet been received.  
 

• Michigan Department of Transportation (MOOT): Review, approval, and permitting is required for all 
proposed work within the Washtenaw Avenue ROW. MDOT is currently doing a PEL Study along Washtenaw 
Avenue, and the "Future ROW" may or may not be needed by MDOT. The building shall be proposed with a 
layout that is consistent with what MDOT determines is needed with future ROW improvements. Additional 
improvements as a result of the Study may be required along the frontage. 
 
Stonefield Response: MDOT has reviewed the plans with their only comments being to add 
notes to the plans and to  remove the detectable warning from the curb ramp. Plans have been 
resubmitted to MDOT 6/11/24. Final approval will be provided upon receipt. MDOT confirmed 
the PEL study is not yet finalized, and they will not require right of way dedication at this time. 
Per direction from the Township, the future right of way line has been shown on the plans and 
the site has been shifted south to accommodate this.  
 

• Michigan Department of Environment, Great Lakes & Energy (EGLE): An EGLE Act 399 and Part 41 permit 
will be required for construction of all public water main and sanitary sewer systems improvements. 
 
Stonefield Response: Noted. EGLE permit to be coordinated with YCUA.  
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• Michigan Department of Environment, Great Lakes & Energy (EGLE): An EGLE permit will be required for 
any work and/or stormwater discharge into the wetlands. 
 
Stonefield Response: Request has been made to EGLE to confirm the presence of any wetlands 
on site. If identified, wetlands boundary will be added to the plans.  
 

• Ypsilanti Township Office of Community Standards: A Soil Erosion and Sedimentation Control permit shall 
be secured from the Ypsilanti Township Office of Community Standards. 
 
Stonefield Response: Noted. Plans and application have been submitted to the Township 6/11/24 
for Soil Erosion review and approval. 
 

The following is an itemized response to the comments contained within the Fire Department Review 
Letter dated May 22, 2024. For the sake of brevity, any comments that are statements of fact or have 
been previously addressed are not included in the response below: 
 
Site Coverage – Hydrants 
 

• The entire structure must fall within a 250 radius of a hydrant or multiple hydrants. 
 
Stonefield Response: The nearest fire hydrant has been identified on the Utility Plan. 6 FT of 
the building lies outside of the 250 radius so an additional hydrant has been proposed. The 
proposed hydrant and 250 FT radius are shown on the Utility Plan. After the vacation of Boston 
Avenue, easements will be drafted for the proposed hydrant and all existing public utilities. 

 
Site Coverage - Access 
 

• IFC 2018 Provides specifications for Fire department turnarounds past 150’ of dead-end access. A turnaround 
solution must be provided for the southern entrance on Boston Ave. 
 
Stonefield Response:  An additional Truck Turning Analysis has been provided for this scenario. 
See Sheet C-12 of the Site Development Plans.  

 

The following is an itemized response to the comments contained within the YCUA Review Letter dated 
May 14, 2024. For the sake of brevity, any comments that are statements of fact or have been previously 
addressed are not included in the response below: 
 
Comments 
 

1. YCUA records indicate both the domestic water service and sanitary lateral were connected to water main 
and sanitary sewer, respectively, within the Boston Avenue right-of-way. The water service is believed to be 
1½” diameter copper and the sanitary lateral is believed to be 6” diameter vitrified clay pipe.  
 
Stonefield Response: Note has been added to the utility plan for the contractor to identify the 
location of the existing 6” sanitary lead prior to construction. The existing 6” clay lead is to be 
replaced with 6” pvc. The existing 1.5” water lead is to be abandoned. The car wash requires a 
minimum 2” water lead. A new water tap is proposed.  
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Should you have any questions regarding the submission items or responses above please do not hesitate to contact 
our office. 

Regards, 

J. Reid Cooksey, PE, LEED, AP BD+C Erin McMachen 
Stonefield Engineering and Design, LLC Stonefield Engineering and Design, LLC 

 
 
V:\DET\2023\DET-230108.01-EROP LLC-2675 Washtenaw Avenue, Ypsilanti, MI\Correspondence\Outgoing\Municipal\2024-06-11_Preliminary Site Plan Response Letter.docx 



 

 

 
Report on Preliminary  

Geotechnical Investigation and Infiltration Evaluation 
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May 27, 2024 
  
Ms. Erin McMachen 
Stonefield 
607 Shelby Street, Suite 200 
Detroit, Michigan 48226 
 
Re: Report on Preliminary Geotechnical Investigation and Infiltration Evaluation 
 Ypsilanti Township Car Wash 

2675 Washtenaw Avenue 
Charter Township of Ypsilanti, Washtenaw County, Michigan  

 G2 Project No. 240207 
 
Dear Ms. McMachen: 
 
We have completed the preliminary geotechnical investigation and infiltration evaluation for the 
proposed car wash development to be constructed at the above-mentioned address in the Charter 
Township of Ypsilanti, Michigan.  This report presents the results of our observations and analyses, our 
preliminary recommendations for site development, our infiltration evaluation within the areas of the 
proposed stormwater management structures, and construction considerations as they relate to the 
geotechnical conditions for parcel area. 
 
We appreciate the opportunity to be of service to Stonefield and look forward to discussing the 
recommendations presented.  In the meantime, if you have any questions regarding the report or any 
other matter pertaining to the project, please call us. 
 
Sincerely, 

G2 Consulting Group, LLC 

 
  
 
Zachery R. Lilly, E.I.T. 
Staff Engineer 

Amy L. Schneider, P.E. 
Associate / Project Manager  

  
ZRL/ALS/ljv  
 
Enclosures  
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EXECUTIVE SUMMARY 

We understand the project includes the demolition of the existing development on the property which 
consists of a single-story building, putt-putt structures, batting cages, and associated pavements and 
utilities.  Following demolition of the existing development, a new 6,820 square-foot, single-story, slab-
on-grade car wash facility, associated pavements, stormwater management systems, and utilities will be 
constructed in conjunction with this development. At the time of this investigation, access to most of the 
development (including the entirety of the building) was not available due to the presence of the 
structures. Therefore, the overall property and potential development issues were evaluated in 
conjunction with this preliminary investigation and recommendations considered preliminary.   
 
Approximately 3 to 9 inches of bituminous concrete are present at the soil boring locations.  Fill soils, 
consisting of very loose to compact clayey sand and stiff sandy clay with intermixed construction debris, 
underlie the pavement section and extend to approximate depths ranging from 5-1/2 to 10-1/2 feet at 
borings B-1A and B-2 and to the explored depth of 10 feet at boring B-3. Native stiff to hard sandy clay 
and silty clay are present below the fill at borings B-1A and B-2 and extend to an approximate depth of 
18-1/2 feet.  Native very soft to medium silty clay is present below 18-1/2 feet and extends to the 
explored depth of 25 feet below existing grade.  No measurable groundwater was encountered during or 
upon completion of drilling operations.   
 
Based on the Stormwater Management Plan prepared by Stonefield (C-5), the proposed building will have 
a finished floor of approximately 803 to 804 feet.  Proposed grades across the site will slope downward 
to the south, ranging from approximately 804 feet at the north side of the property to 795 feet at the 
south side of the pavement; therefore, grade cuts of up to 5 feet and dill placement of up to 3 feet will be 
required to achieve proposed finished grades across the property.  However, the full scope of necessary 
site preparation for the proposed development will not become fully apparent until the demolition of the 
existing building is completed, and additional soil borings are performed.  
 
The existing fill present at the soil borings on the south side of the property are not suitable for support 
of foundations and should be considered marginally suitable for support of the floor slabs and 
engineered fill to achieve proposed grades.  Once the existing building and associated structures are 
demolished and the entirety of the development is accessible for a drill rig, additional soil borings must 
be performed to determine design recommendations.  Recommendations presented in this report should 
be considered preliminary and are not to be used for site design, but rather development issues 
associated with the site.     
 
Foundations must extend through any existing fill to bear on the underlying native soils, if practical.  
Where extending foundation through the existing fill soils is impractical, the existing fill soils should be 
completely removed from within the influence of foundations and replaced with engineered fill or a deep 
foundation system.  As an alternative to deep uncontrolled fill soil removal or deep foundations, 
consideration could be given to improving the support characteristics of the uncontrolled fill by 
installation of a ground improvement system, such as rammed aggregate piers or stone columns.   
 
In general, uncontrolled fill is considered unsuitable for infiltration due to its variability in both grain size 
distribution and relative density.  In addition, cohesive soils are unsuitable for infiltration due to their low 
permeability rates.  Due to the lack of suitable soils for infiltration testing per the County guidelines, no 
infiltration testing was performed during our initial field investigation.  Based on the results of our 
infiltration evaluation, we recommend that the proposed stormwater management area be constructed 
assuming little to no infiltration of the collected stormwater.  
 
Caving and sloughing of the existing fill and granular engineered fill to raise grades may occur during 
foundation excavation operations.  Therefore, the contractor should be prepared to over excavate and 
form foundation within the granular soils.  The sides of the foundations should be constructed straight 
and vertical to reduce the risk of frozen soil adhering to the concrete and raising the foundation.   
 
This summary is not to be considered separate from the entire text of this report, with all the conclusions 
and qualifications mentioned herein.  Details of our analysis and recommendations are discussed in the 
following sections and in the Appendix of this report.
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PROJECT DESCRIPTION  

We understand the project includes the demolition of the existing development on the property which 
consists of a single-story building, putt-putt greens, ponds, bridges, batting cages, fences, and 
associated pavements and utilities.  Following demolition of the existing development, a new 6,820 
square-foot, single-story, slab-on-grade car wash facility, vacuum stations, pay station, associated 
pavements, stormwater management system (including a detention pond and an underground detention 
system), and utilities will be constructed in conjunction with this development.  
 
Based on the Stormwater Management Plan, Sheet C-5, prepared by Stonefield, the proposed building 
will have a finished floor between 803 and 804 feet.  Proposed grades across the site will slope 
downward to the south, ranging from approximately 804 feet at the north side of the property to 795 
feet at the south side of the pavement.  The underground detention system will have an invert of 787 
feet.  The detention basin will have an elevation at the tops and bottom of the structure of 796 to 791 
feet and an invert of the outlet structure at 788.5 feet.   
 
Existing grades across the site slope downward to the south, ranging from approximately 811 feet along 
Washtenaw Avenue to 783 feet along Northlawn Avenue.  Based on the existing and proposed grades, 
grade cuts of up to 5 feet and dill placement of up to 3 feet will be required to achieve proposed 
finished grades across the property.   
 
At the time of this investigation, access to most of the development (including the entirety of the 
building) was not available due to the presence of the structures. Therefore, the overall property and 
potential development issues were evaluated in conjunction with this preliminary investigation.  
Recommendations presented in this report should be considered preliminary and are not to be used for 
design.   
 
When the existing development on the property is demolished and access is available for soil boring, G2 
will perform additional soil borings.  Following completion of the additional borings, we will also review 
our preliminary findings presented herein and provide final design recommendations for the proposed 
development.   

SCOPE OF SERVICES 

The field operations, laboratory testing, and engineering report preparation were performed under the 
direction and supervision of a licensed professional engineer.  Our services were performed according to 
generally accepted standards and procedures in the practice of geotechnical engineering in this area.  
Our scope of services for this project is as follows:  

1. We drilled three soil borings in conjunction with this preliminary investigation.  Borings B-1 and 
B-2 were drilled within the footprint of the proposed underground detention chamber system and 
extended to a depth of 25 feet each below existing grade.  Auger refusal was encountered at an 
approximate depth of 6 feet at boring B-1 and was offset and redrilled, labeled B-1A.  Boring B-3 
was drilled in the proposed pavement area north of the detention system and extended to a 
depth of 10 feet below existing grade.     

2. We performed laboratory testing on representative samples obtained from the soil borings.  
Laboratory testing included visual engineering classification, natural moisture content, and 
unconfined compressive strength determinations. 

3. We prepared this preliminary engineering report.  Our report includes recommendations 
regarding preliminary foundation types suitable for the encountered subsurface conditions, site 
development issues, and construction considerations related to foundation construction and 
associated development. 
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FIELD OPERATIONS 

G2 Consulting Group, LLC (G2), in conjunction with Stonefield, selected the number, depth, and location 
of the soil borings for the preliminary investigation.  The soil boring locations were determined in the 
field by use of hand-held GPS device and measuring from existing site features using conventional 
taping methods prior to drilling operations.  The approximate soil boring locations are shown on the Soil 
Boring Location Plan, Plate No. 1.  Ground surface elevations at the boring locations were interpolated 
from the topographical information presented in the drawing titled “Stormwater Management Plan,” 
Sheet No. C-5, prepared by Stonefield, dated March 6, 2024.  If you would like more accurate positional 
information at the soil boring locations, we recommend their as-drilled positions be determined in the 
field using conventional surveying techniques.  
 
The soil borings were drilled utilizing a truck-mounted rotary drilling rig.  Continuous flight 2-1/4 inch 
inside diameter, hollow-stem augers were used to advance the boreholes to the explored depths.  Within 
each soil boring, soil samples were obtained at intervals of 2-1/2 feet within the upper 10 feet and at 
intervals of 5 feet thereafter.  The samples were obtained by the Standard Penetration Test method 
ASTM D 1586, which involves driving a 2-inch diameter split-spoon sampler into the soil with a 140-
pound weight falling 30 inches.  The sampler is generally driven three successive 6-inch increments with 
the number of blows for each increment recorded.  The number of blows required to advance the 
sampler the last 12 inches is termed the Standard Penetration Resistance (N).  The blow counts for each 
6-inch increment and the resulting N-value are presented on the individual soil boring logs. 
 
The soil samples were placed in sealed containers in the field and brought to the laboratory for testing 
and classification.  During drilling operations, G2 maintained logs of the encountered subsurface 
conditions, including changes in stratigraphy and observed groundwater levels of the soil borings to be 
used in conjunction with our analysis of the subsurface conditions.  The final boring logs are based on 
the field logs and laboratory soil classification and testing results.  After completion of the drilling 
operations, the boreholes were backfilled with auger cuttings and capped with cold patch. 

LABORATORY TESTING 

Representative soil samples were subjected to laboratory testing to determine soil parameters pertinent 
to pavement and foundation design and site preparation.  An experienced geotechnical engineer 
classified the samples in general conformance with the Unified Soil Classification System.   
 
Laboratory testing included natural moisture content and unconfined compressive strength 
determinations.  The moisture content of representative samples was determined in accordance with 
ASTM Test Method D2216, “Standard Test Methods for Laboratory Determination of Water (Moisture) 
Content of Soil and Rock by Mass”.  The unconfined compressive strengths were determined using a 
spring-loaded hand penetrometer.  The hand penetrometer estimates the unconfined compressive 
strength to a maximum of 4-1/2 tons per square foot (tsf) by measuring the resistance of the soil 
sample to the penetration of a calibrated spring-loaded cylinder.   
 
The results of the moisture content and unconfined compressive strength tests are indicated on the soil 
boring logs at the depths the samples were obtained.  We will hold the soil samples for 60 days from the 
date of this report, after which time they will be discarded.  If you would like the samples, please let us 
know. 
 
SOIL CONDITIONS 

Approximately 3 to 9 inches of bituminous concrete ( are present at the soil boring locations.  Fill soils, 
consisting of clayey sand and sandy clay with concrete, asphalt, and brick debris, underlie the pavement 
section and extend to approximate depths ranging from 5-1/2 to 10-1/2 feet below existing grade at 
borings B-1, B-1A, and B-2 and to the explored depth of 10 feet at boring B-3. Native sandy clay and silty 
clay are present below the fill and extend to the explored depth of 25 feet below existing grade. 
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The clayey sand fill is generally very loose to medium compact with Standard Penetration Test (SPT) N-
values ranging from 4 to 22 blows per foot (bpf).  However, compact clayey sand fill soil is present at 
soil boring B-3 with an SPT N-value of 47 bpf and 50 blows for zero penetration.  The sandy clay fill is 
stiff in consistency with moisture contents ranging from 14 to 18 percent and an unconfined 
compressive strength of 3,000 pounds per square foot (psf).  The native silty clay and sandy clay are 
generally stiff to hard in consistency within the upper 18-1/2 feet with natural moisture contents ranging 
from 16 to 30 percent and unconfined compressive strengths ranging from 2,500 to 9,000 psf.  The 
underlying silty clay extending to the explored depth is very soft to medium in consistency with natural 
moisture contents ranging between 29 to 40 percent and unconfined compressive strengths ranging 
between 400 and 1,600 psf. 
 
The stratification depths shown on the soil boring logs represent the soil conditions at the boring 
locations.  Variations may occur between borings.  Additionally, the stratigraphic lines represent the 
approximate boundaries between soil types.  The transition may be more gradual than what is shown.  
We have prepared the boring logs on the basis of laboratory classification and testing as well as field 
logs of the soils encountered. 
 
The Soil Boring Location Plan, Plate No. 1, and Soil Boring Logs, Figure Nos. 1 through 4, are presented 
in the Appendix.  The soil profiles described above are generalized descriptions of the conditions 
encountered at the boring locations.  General Notes Terminology defining the nomenclature used on the 
boring logs and elsewhere in this report is presented on Figure No. 5. 
 
GROUNDWATER CONDITIONS 

Groundwater observations were recorded during soil boring operations. No measurable groundwater was 
encountered during or upon completion of drilling operations.   
 
Fluctuations in perched and long-term groundwater levels should be anticipated due to seasonal 
variations and following periods of prolonged precipitation.  It should also be noted that groundwater 
observations made during drilling operations in cohesive soils are not necessarily indicative of the static 
groundwater level.  This is due to the low permeability of such soils and the tendency of drilling 
operations to seal off the natural paths of groundwater flow.   

SITE CONDITIONS  

The project site is located on the south side of Washtenaw Avenue, approximately 1,700 feet west of 
Hewitt Road, in the Charter Township of Ypsilanti, Michigan.  An existing single-story building is 
currently present at the center of the property.  A bituminous concrete drive extends south into the 
property from Washtenaw Avenue and leads to an existing parking lot at the south side of the site. The 
area directly to the north of the parking lot is occupied with an existing 3,266 square foot building, a 
mini putt-putt course, bridges, ponds, batting cages, trees, and various elements of the previous 
establishment of the property.  
 
Surrounding properties are generally commercial to the east, north and west and residential in nature to 
the south.  Based on provided topographical data, the site generally slopes downward from the 
northeast to the southwest with site elevations ranging from 811 to 785 feet.   
 
Based on historical aerial images from Google Earth, no evidence of previous structures or development 
was evident in the vicinity of the current borings dating to prior to 1999.  The existing development and 
bituminous parking lots were constructed prior to 1999.    

SITE PREPARATION 

Earthwork operations are expected to consist of demolition of the existing building, miscellaneous 
structures, and associated foundations, demolition of existing utilities, removing any existing 
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pavements, topsoil, vegetation, and trees within the location of the proposed building and pavements, 
grade cuts or placement of engineered fill to achieve proposed finished grades, subgrade preparation 
for support of engineered fill, floor slabs, and pavements. and excavating and backfilling of new 
foundations and utilities.  We recommend all earthwork operations be performed in accordance with 
comprehensive specifications and be properly monitored in the field by qualified geotechnical engineers 
and technicians. 
 
The existing structures must be demolished and any footings and debris resulting from demolition of 
the existing structures completely removed.  The resulting excavations should be backfilled with 
granular engineered fill.  Any existing utilities present in the footprint of the proposed building should 
be removed and the resulting excavations backfilled with engineered fill.  Abandoned utilities outside 
the influence of the zone of influence of any new structures may be grouted in place.   
 
Following demolition of the existing structures, any vegetation, trees, associated root structures, topsoil, 
pavements should be completely removed from within the limits of any areas of development.  Based on 
the provided plans, site grades at the north end and southeast end of the site will be cut up to 
approximately 5 feet and raised by up to 5 feet at the southwest end of the site.   
 
Following satisfactory removal of any vegetation and topsoil, completion of any grade cuts and 
undercuts, and prior to placement of engineered fill, any exposed cohesive subgrade should be 
thoroughly proof rolled with a tri-axle fully loaded dump truck and any exposed granular soils should be 
thoroughly proof compacted with a vibratory roller making a minimum of 10 passes in 2 perpendicular 
directions.  The subgrade should be monitored by a qualified geotechnical engineer or technician.  Any 
unstable or unsuitable areas noted should be improved by additional compaction or removed and 
replaced with specified engineered fill.  Any soils that are disturbed during grading operations or during 
removal of existing surface vegetation should be removed and replaced with engineered fill.   
 
Engineered fill should be free of organic matter, frozen soil, clods, or other harmful material.  The fill 
should be placed in uniform horizontal layers that are not more than 9 inches in loose thickness.  The 
engineered fill should be compacted to achieve a density of at least 95 percent of the maximum dry 
density as determined by the Modified Proctor compaction test (ASTM D 1557).  All engineered fill 
material should be placed and compacted at approximately the optimum moisture content.  Frozen 
material should not be used as fill, nor should fill be placed on a frozen subgrade. 
 
We recommend using granular engineered fill within confined areas such as within demolished 
foundation excavations, adjacent to new foundation walls, catch basins, and utility trenches.  Granular 
engineered fill is generally more easily compacted than cohesive soils within these confined areas.  
Additionally, the proper placement and compaction of backfill within these areas is imperative to provide 
adequate support for overlying foundations, floor slabs, and pavements.   

FOUNDATION AND FLOOR SLAB RECOMMENDATIONS  

Soil borings were not performed in the footprint of the proposed building due to limited access 
associated with the existing development.  Three borings were performed at the south side of the 
property within the proposed parking lot and underground detention system where access was available.  
The existing fill present at these soil borings is not suitable for support of foundations and should be 
considered marginally suitable for support of the floor slabs and engineered fill.  Once the existing 
building and associated structures are demolished and the proposed building footprint is accessible for 
a drill rig, additional soil borings must be performed to determine foundation and floor slab design 
recommendations.  Recommendations presented in this report should be considered preliminary and are 
not to be used for site design but rather development issues associated with the site.     
 
If fill soils are encountered at additional boring locations, foundations must extend through any existing 
fill to bear on the underlying native soils, if practical.  Where extending foundation through the existing 
fill soils is impractical, the existing fill soils should be completely removed from within the influence of 
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foundations and replaced with engineered fill or a deep foundation system construction.  As an 
alternative to deep uncontrolled fill soil removal or deep foundations, consideration could be given to 
improving the support characteristics of the uncontrolled fill by installation of a ground improvement 
system, such as rammed aggregate piers or stone columns.   
 
Exterior foundations should bear at a minimum depth of 3-1/2 feet below finished grade for protection 
against frost heave.  Interior foundations can bear at shallower depths provided suitable bearing soils 
are present and foundations are protected from frost during construction operations.  Continuous wall 
or strip footings should be at least 16 inches in width and isolated spread footings should be at least 30 
inches in their least dimension.  We recommend all strip footings be suitably reinforced to minimize the 
effects of differential settlements associated with local variations in subsoil conditions.   
 
INFILTRATION CONSIDERATIONS 
 
Our infiltration investigation was generally conducted in accordance with Washtenaw County Water 
Resource Commission’s (WCWRC) revised “Rules and Guidelines – Procedures & Design Criteria for 
Stormwater Management Systems” dated October 17, 2016.  The purpose of our investigation was to 
determine infiltration rates in the area of the proposed underground stormwater detention chambers for 
use in design.  
 
Per the County guidelines, uncontrolled fill is considered unsuitable for infiltration due to its variability 
in both grain size distribution and relative density.  In addition, cohesive soils are unsuitable for 
infiltration due to their low permeability rates.  Based on the presence of both existing fill and cohesive 
soil, no infiltration testing was performed during our initial field investigation.  Therefore, we 
recommend the proposed stormwater management area be constructed assuming no infiltration of the 
collected stormwater.   

PAVEMENT RECOMMENDATIONS 
 
New pavements will be constructed west and south of the proposed building.  Based on the existing fill 
soils encountered at the borings at the south side of the property, we anticipate pavements will be 
supported on the existing fill and engineered fill overlying the existing fill soils to achieve proposed 
finished grades.  We anticipate undercuts will be required during proof roll/proof compaction operations 
where existing fill soils are present, especially if the material is exposed to precipitation.   
 
Once demolition of the existing development is completed, we can evaluate the subgrade soils across 
the remainder of the property and provide a pavement design for both standard-duty bituminous 
concrete and Portland cement concrete pavements, as required.   
 
CONSTRUCTION CONSIDERATIONS 
 
Based on the soil borings performed at the south side of the property, we do not anticipate groundwater 
will be encountered within foundation and utility excavations.  We further anticipate groundwater 
seepage or surface run-off can be controlled with properly constructed sumps and pumps. 
 
Caving and sloughing of the existing fill and any granular engineered fill soil may occur during 
foundation excavation operations. Therefore, the contractor should be prepared to over excavate and 
form foundation within the granular soils.  The sides of the foundations should be constructed straight 
and vertical to reduce the risk of frozen soil adhering to the concrete and raising the foundation.   
 
Where excavations extend deeper than 5 feet and sufficient space is available, we recommend maximum 
slopes of 2 horizontal units to 1 vertical unit (2H:1V) for sloped excavations within the existing very 
loose to loose granular fill soils and medium cohesive soils and 1-1/2H:1V within the medium compact 
granular fill soils and stiff to hard cohesive soils.  Where seepage is observed, excavations should be 
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sloped at 3:1 or flatter.  Excavations should not extend below the groundwater table without dewatering.  
All excavations should be safely sheeted, shored, sloped, or braced in accordance with MI-OSHA 
requirements.  If material is stored or equipment is operated near an excavation, stronger shoring must 
be used to resist the extra pressure due to the superimposed loads. 

GENERAL COMMENTS 

We have formulated the evaluations and recommendations presented in this preliminary geotechnical 
report relative to site preparation and development on the basis of data provided to us relating to the 
project location, scope, and surface grade for the proposed site.  Any significant change in this data 
should be brought to our attention for review and evaluation with respect to prevailing subsurface 
conditions.  Furthermore, if changes occur in the design, location, or concept of the project, conclusions 
and recommendations contained in this report are not valid unless G2 Consulting Group, LLC reviews the 
changes.  G2 Consulting Group, LLC will then confirm the recommendations presented herein or make 
changes in writing. 
 
The scope of the preliminary investigation was limited to evaluation of subsurface conditions for the site 
development and other related aspects of the development.  No chemical, environmental, or 
hydrogeological testing or analyses were included in the scope of this investigation. 
 
We base the analyses and recommendations submitted in this report upon the data from the soil borings 
performed at the approximate locations shown on the Soil Boring Location Plan, Plate No. 1.  This report 
does not reflect variations that may occur between the actual boring locations and the actual pavement 
locations.  The nature and extent of any such variations may not become clear until the time of 
construction.  If significant variations then become evident, it may be necessary for us to re-evaluate our 
report recommendations. 
 
We recommend G2 Consulting Group, LLC observe all geotechnical related work, including foundation 
construction, subgrade preparation, and engineered fill placement.  G2 Consulting Group, LLC will 
perform the appropriate testing to confirm the geotechnical conditions given in the report are found 
during construction.



 

 

 
 
 
 
 
 
 
 

APPENDIX 

 
 
Soil Boring Location Plan Plate No. 1  
  
Soil Boring Log Figure Nos. 1 through 4 

General Notes Terminology Figure No. 5 
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Soil Boring Location Plan

 Date: 4/30/24

 Drawn by: ZRL

 Project No. 240207

Plate
 No. 1

Ypsilanti Township Car Wash
2675 Washtenaw Avenue

Ypsilanti Township, Washtenaw County, Michigan

Legend

Soil borings performed by Xterra
Drilling on April 25, 2024
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Soil Boring No.  B-1

SUBSURFACE PROFILE

Figure No. 1

Water Level Observation:
Dry during and upon completion

Notes:
Hit scrap rebar around 6 feet, wrapped around augers,
abandoned hole and offset approximately 10 feet south,
2 feet west to B-1A

Excavation Backfilling Procedure:
Auger cuttings
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Ypsilanti Township Car Wash

2675 Washtenaw Avenue
Ypsilanti, Michigan 48197
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Drilling Method:
   2-1/4 inch inside diameter hollow-stem augers
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April 25, 2024
P. Guisinger
Xterra Drilling
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Soil Boring No.  B-1A

SUBSURFACE PROFILE

Figure No. 2

Water Level Observation:
Dry during and upon completion

Notes:
WOH = weight of hammer
* Calibrated Hand Penetrometer
** Torvane

Excavation Backfilling Procedure:
Auger cuttings
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	White Water - Staff Report.pdf
	Case Location and Summary
	Subject Site Use, Zoning and Comprehensive Plan
	Analysis
	The plans have been reviewed by Township Staff and Consultants in accordance with our procedures.
	Carlisle Wortman Associates, Inc. reviewed the Preliminary Site Plan and has recommended multiple items to be discussed with the Planning Commission prior to the applicant seeking one (1) variance with the Zoning Board of Appeals. The discussion items...
	Special Land Use
	1. Planning Commission to determine if the project meets the ordinance criteria for Special Land Use approval.
	Change in Site Type
	1. Planning Commission to evaluate change in the Regulating Plan from Site Type A to Site Type C, per ordinance criteria.
	2. Applicant to consider dedicating an easement within the 14-feet of the “future” right-of-way for installation of future streetscape improvements in front of the property.
	Natural Features
	1. Applicant to provide survey information on existing “protected” trees, and protected trees shown as preserved in resubmission for review at Final Site Plan stage.
	2. Planning Commission considers condition of approval that any trees identified as “protected” in tree survey are shown as preserved on the Final Site Plan.
	Site Access, Circulation, Traffic
	1. Defer site driveway locations to Township Engineer.
	2. Applicant confirms that 36’ knee wall is opaque; detail of knee wall added to Final Site Plan.
	3. Modify architectural plans to be consistent with opaque knee wall (as specified on Site Plan.
	Screening and Landscaping
	1. Add 13 more shrubs to plans along Boston Ave. frontage; or Planning Commission to consider waiving/modifying this standard due to site constraints.
	2. Planning Commission to consider proposed modification of screening between land uses (or no narrow evergreens).
	3. Applicant to consider native alternative to English Laurel.
	Lighting
	1. Planning Commission to consider suggestions that reduce the lighting levels at the vacuum stations to be more consistent with the other areas of the site.
	Elevations and Floor Plans
	1. Add more glazing on Washtenaw Avenue façade or applicant seeks variance.
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	N-12 WT (per ASTM F2648) Submittal Package, 12-22
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	2024-06-11_Preliminary Site Plan Response Letter.pdf
	The following is an itemized response to the comments contained within the Planning Review Letter dated May 15, 2024:
	The following is an itemized response to the comments contained within the Engineering Review Letter dated May 13, 2024:
	The following is an itemized response to the comments contained within the Fire Department Review Letter dated May 22, 2024. For the sake of brevity, any comments that are statements of fact or have been previously addressed are not included in the re...
	The following is an itemized response to the comments contained within the YCUA Review Letter dated May 14, 2024. For the sake of brevity, any comments that are statements of fact or have been previously addressed are not included in the response below:

	Sheetz - Staff Report.pdf
	Case Location and Summary
	Subject Site Use, Zoning and Comprehensive Plan
	Analysis
	The plans have been reviewed by Township Staff and Consultants in accordance with our procedures.
	Carlisle Wortman Associates, Inc. reviewed the Preliminary Site Plan and has recommended multiple items to be discussed with the Planning Commission prior to the applicant seeking three (3) variances with the Zoning Board of Appeals. The discussion it...

	Natural Features
	Area, Width, Height, Setbacks (Bulk Requirements)
	Parking and Loading
	Site Access, Circulation, Traffic
	Screening and Landscaping
	Lighting
	Elevations and Floor Plans
	Suggested Motions:


	Sheetz - Staff Report.pdf
	Case Location and Summary
	Subject Site Use, Zoning and Comprehensive Plan
	Analysis
	The plans have been reviewed by Township Staff and Consultants in accordance with our procedures.
	Carlisle Wortman Associates, Inc. reviewed the Preliminary Site Plan and has recommended multiple items to be discussed with the Planning Commission prior to the applicant seeking three (3) variances with the Zoning Board of Appeals. The discussion it...

	Natural Features
	Area, Width, Height, Setbacks (Bulk Requirements)
	Parking and Loading
	Site Access, Circulation, Traffic
	Screening and Landscaping
	Lighting
	Elevations and Floor Plans
	Suggested Motions:
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	2024-04-02_Geotechnical Report.pdf
	231688R Sheetz Ypsilanti Geotechnical Report.pdf
	231688 Sheetz Ypsilanti Geotechnical Report Mar.22 2024.pdf
	231688 BLP PG 1.pdf
	231688 BLP pg 2.pdf
	231688 Sheetz Ypsilanti Geotechnical Report
	Limitations.pdf
	Test Drilling and Sampling Procedures.pdf
	classification.pdf
	231242 2103 West Michigan Avenue - GEO B-2, B-5, B-10, B-14.pdf
	231688 Sheetz, West Michigan Avenue and Hewitt Road - B-101 to B-114.pdf
	Summary of Lab Test Data Vertical.pdf
	231688 Sheetz Ypsilanti - Infiltration Summary Letter 12-8-23.pdf
	231688 Sheetz Ypsilanti - Infiltration Test Summary.pdf
	231688 Test Pit Location Plan.pdf
	Double Ring Infiltration Test 4.1 - Sheetz, 2013 W Michigan Ave, Ypsilanti - 2023-11-22 - 1038310.pdf
	Double Ring Infiltration Test 4.2 - Sheetz, 2013 W Michigan Ave, Ypsilanti - 2023-11-22 - 1038311.pdf
	Test Pit Log Classification.pdf
	231688 Sheetz TP-1 to TP-4.pdf



	2024-06-12_YTFD Response Letter.pdf
	The following is an itemized response to the comments contained within the Charter Township of Ypsilanti Fire Department Review Letter dated April 22, 2024. For the sake of brevity, any comments that are statements of fact or have been previously addr...

	2024-06-12_YCUA Response Letter.pdf
	The following is an itemized response to the comments contained within the Ypsilanti Community Utilities Authority Review Letter dated April 25, 2024. For the sake of brevity, any comments that are statements of fact or have been previously addressed ...

	2024-06-12_WCWRC Response Letter.pdf
	The following is an itemized response to the comments contained within the Washtenaw County Water Resources Commission Review Letter dated May 22, 2024. For the sake of brevity, any comments that are statements of fact or have been previously addresse...

	2024-06-12_WCRC Response Letter.pdf
	The following is an itemized response to the comments contained within the Engineering Review Email dated May 15, 2024. For the sake of brevity, any comments that are statements of fact or have been previously addressed are not included in the respons...

	2024-06-12_OHM Response Letter.pdf
	The following is an itemized response to the comments contained within the OHM Advisors Review Letter dated April 19, 2024. For the sake of brevity, any comments that are statements of fact or have been previously addressed are not included in the res...

	2024-06-12_CWA Response Letter.pdf
	The following is an itemized response to the comments contained within the Carlisle Wortman Associates Review Letter dated April 26, 2024. For the sake of brevity, any comments that are statements of fact or have been previously addressed are not incl...

	1122 Walnut Street - Staff Report.pdf
	Case Location and Summary
	Cross References
	Subject Site Use, Zoning and Comprehensive Plan
	Natural Features
	Adjacent Uses, Zoning and Comprehensive Plan
	Site History
	Special Land Use
	In the R-5, One-Family Residential Zoning District, a childcare center requires a special use approval. Standards for Special Use review is set forth in Sec. 1003. The Planning Commission shall review the circumstances and facts of each proposed use i...
	Recommendations
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