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are still in preparation. They will be included in the next Planning 
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Thank you for your understanding. 
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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.
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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.  
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 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) 



Invoice

Address has changed (please update on back)

Invoice Date Invoice No.

Customer Number

Invoice Total Due

Due Date

Please include invoice number on your
payment.

PLEASE RETURN TOP PORTION WITH PAYMENT

Please put invoice number on your check.
Make checks payable to: Washtenaw County Treasurer Invoice Total:

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

Washtenaw County
Remittance Slip

Invoice No.

Customer Number

Invoice Total Due

Amount Enclosed

Due on
CATHERINE MCCLARY, CPFO, CPFIM
WASHTENAW COUNTY TREASURER
PO BOX 8645
ANN ARBOR MI 48107-8645

Please make checks payable to: Washtenaw County Treasurer

Detach and enclose this coupon with payment

Description Quantity Price UOM Original Bill Adjustments Paid Amount Due

EROP LLC
ATTN: JEFF JUSTICE
3130 N KANDY LANE
DECATUR IL 62526

EROP LLC
ATTN: JEFF JUSTICE
3130 N KANDY LANE
DECATUR IL 62526

06/13/2024 14361

10677

$1,523.75

07/13/2024

WATER RESOURCES
WHITEWATER CAR WASH
WCWRC PROJECT #10776

Washtenaw County
Washtenaw County Treasurer
P.O. Box 8645
Ann Arbor, MI 48107-8645

$1,523.75

14361

14361

10677

$1,523.75

07/13/2024

3.25 $135.00 EACH $438.75 $0.00 $0.00 $438.75WO 10776 Engineering Site Inspection Fees

11.00 $135.00 EACH $1,085.00 $0.00 $0.00 $1,085.00WO 10776 Engineering Review Fees
INITIAL REVIEW FEES ALREADY PAID HAVE BEEN
DEDUCTED FROM THIS INVOICE
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STONEFIELD 
Full Preliminary Site Plan Review #2 Response Letter 

Proposed Car Wash Development 
Ypsilanti Township, MI 

August 23, 2024 
 

Page | 3  

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. 
 
Stonefield Response: Noted.  

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

 
Stonefield Response: Applicant will be seeking a variance from the Zoning Board of Appeals at the 
September 9 Meeting due to site constraints. 

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

 
Stonefield Response: Noted. 

 

All comments from other agencies (i.e. Engineering, Utility, Drain, Road…) are to be addressed in Final 
Site Plan.  
 
 
 
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\2024-08-23_Preliminary Site Plan Review #2 Response 
Letter.docx 
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DEAD COTTONWOOD TREES TO BE REMOVED (ALL OTHER VEGETATION TO REMAIN)
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Text Box
VIEW FROM 2665 NORTHLAWN AVENUE LOOKING TOWARDS SITE
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