
NOTICE:People with disabilities needing accommodations for effective participation in this meeting should contact the City 
Clerk by e-mail at clerk@troymi.gov or by calling (248) 524-3317 at least two working days in advance of the meeting.  An 
attempt will be made to make reasonable accommodations 
 
Televised Live, Government Channel WTRY  (10 WideOpenWest and 17 Comcast) Replayed Wednesdays 3:00 pm, 6:00 pm and 11:00 pm 

PLANNING COMMISSION 
MEETING AGENDA 

  REGULAR MEETING 
 

David Lambert, Chairman, Marianna Perakis, Vice Chairman 
 Toby  Buechner, Carlton Faison, Tyler Fox, Michael W. Hutson, Tom Krent,  

Lakshmi Malalahalli and John J. Tagle 
   
October 24, 2023 7:00 P.M. Council Chambers    

 
1. ROLL CALL 
 
2. APPROVAL OF AGENDA 
 
3. APPROVAL OF MINUTES – September 26, 2023  
  
4. PUBLIC COMMENT  – For Items Not on the Agenda 
 

 
CONDITIONAL REZONING AND SPECIAL USE APPROVAL 

 
5. PUBLIC HEARING – CONDITIONAL REZONING AND SPECIAL USE APPROVAL - (CR 

JPLN2023-001) – Proposed Jax Kar Wash, North side of Big Beaver, East of Rochester 
(PIN 88-20-23-401-036), Section 23, From O (Office) to IB (Integrated Industrial & Business) 
District. 

 
 

OTHER ITEMS 
 
6. PUBLIC COMMENT – For Items on the Agenda 
 
7. PLANNING COMMISSION COMMENT 
 
8.  ADJOURN 
. 

 
 

248.524.3364 
planning@troymi.gov 

mailto:clerk@ci.troy.mi.us
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Chair Lambert called the Regular meeting of the Troy City Planning Commission to order 
at 7:01 p.m. on September 26, 2023, in the Council Chamber of the Troy City Hall. Chair 
Lambert and Vice Chair Perakis presented opening remarks relative to the role of the 
Planning Commission and procedure of tonight’s meeting. 
 
1. ROLL CALL 

 
Present: 
Toby Buechner 
Carlton M. Faison 
Tyler Fox 
Michael W. Hutson 
Tom Krent 
David Lambert 
Lakshmi Malalahalli 
Marianna Perakis 
John J. Tagle 
 
Also Present: 
Ben Carlisle, Carlisle Wortman & Associates 
R. Brent Savidant, Community Development Director 
Julie Quinlan Dufrane, Assistant City Attorney 
Kathy L. Czarnecki, Recording Secretary 
 

2. APPROVAL OF AGENDA 
 
Resolution # PC-2023-09-055 
Moved by: Fox 
Support by: Malalahalli 
 
RESOLVED, To approve the Agenda as prepared. 
 
Yes: All present (9) 
 
MOTION CARRIED 

 
3. APPROVAL OF MINUTES – September 12, 2023 

 
Resolution # PC-2023-09-056 
Moved by: Buechner 
Support by: Perakis 
 
RESOLVED, To approve the minutes of the September 12, 2023 Regular meeting as 
submitted. 
 
Yes: All present (9) 
 
MOTION CARRIED 
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4. PUBLIC COMMENT – For Items Not on the Agenda 

 
There was no one present who wished to speak. 

 
SPECIAL USE APPROVAL 

 
5. PUBLIC HEARING – SPECIAL USE APPROVAL AND PRELIMINARY SITE PLAN 

REVIEW (SU JPLN2023-0019) – Proposed Clean Express Car Wash, West side of 
John R, North of Fourteen Mile (PIN 88-20-35-401-001), Section 35, Zoned GB 
(General Business) District 
 
Mr. Carlisle reviewed the Clean Express Car Wash Special Use and Preliminary Site Plan 
application. He addressed the car wash location at the Oakland Mall, site circulation, 
proposed landscaping, architectural features, building size and number of vacuums. He 
reported the application is permitted as a Special Use in the GB zoning district and that it 
meets parking requirements. Mr. Carlisle noted the rendering provided in the agenda packet 
is not site specific but a general rendering of the proposed development. 
 
In summary, Mr. Carlisle asked the Board to consider any public testimony during the Public 
Hearing and to consider in its deliberations site circulation, especially around the location of 
the parking lot entrance, building materials and color scheme, and if the plan meets the 
Special Use and Site Plan Review Design Standards as set forth in Sections 9.02.D and 
8.06, respectively. Mr. Carlisle stated any approval of the application should be conditioned 
on site plan items identified in his report dated September 20, 2023. 
 
Mr. Savidant announced the applicant provided a site-specific rendering after preparation of 
the Planning Consultant report. He said the rendering was emailed to Board members prior 
to tonight’s meeting and is available to view on the Board’s laptop and on the presentation 
screen. Mr. Savidant said a traffic study has been provided by the applicant but due to time 
constraints not yet reviewed by the City Traffic Engineer OHM. 
 
Jacob Rilett of Mannik Smith Group, Consultant Dennis Miller and Oakland Mall owner 
Mario Kiezi were present. 
 
Mr. Rilett provided a brief description of the modernized express car wash that has ninety 
locations throughout the Midwest. He highlighted its quick service, advanced water features 
and conservation and subscription membership. Mr. Rilett addressed stormwater 
management in relation to the overall mall property and topography. 
 
A revised site plan was circulated among Board members that addressed site plan issues 
identified in the Planning Consultant report. 
 
There was discussion, some comments related to: 
• Ownership of the Oakland Mall property. 
• Stormwater management in relation to the existing topography and mall property. 
• Conservation of water usage. 
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• Construction of sidewalk connections per Engineering review. 
• Relocation of dumpster. 
• Bicycle parking. 
• Landscaping; additional parking lot trees. 
• Number of vacuums. 
• Site circulation, as relates to entry and exit and Oakland Mall traffic. 
• Stacking of vehicles. 
• Employee parking. 
• Relationship of application to Master Plan. 
• Future development of mall property. 
 
Mr. Miller said the car wash would be ready to facilitate high volumes during weekends and 
adverse weather conditions and signage would be provided to direct traffic. He addressed 
the in-and-out quick express service, selection of services and price range of membership. 
Mr. Miller said the facility would be community focused, offering fundraisers. 
 
Mr. Kiezi gave a brief history of the Oakland Mall, its anchor stores and recently acquired 
stores. He said a Master Plan is in process to develop the entire mall property to incorporate 
mixed uses and change the overall view of the property. Mr. Kiezi addressed the mall’s 
advantageous location to the I-75 frontage and surrounding communities. He addressed 
ownership of the mall property, marketability of the site, ongoing site improvements and focus 
on acquiring quality tenants. 
 
PUBLIC HEARING OPENED 
 
There was no one present who wished to speak. 
 
PUBLIC HEARING CLOSED 
 
There was a brief discussion on the revised site plan circulated by the applicant that 
addressed site items identified in the Planning Consultant report. 
 
Mr. Savidant and Ms. Dufrane emphasized the importance of OHM reviewing the traffic 
study prior to consideration of site plan approval. 
 
Resolution # PC-2023-09-057 
Moved by: Buechner 
Seconded by: Fox 
 
RESOLVED, To postpone action on Special Use Approval and Preliminary Site Plan 
Approval to allow review of the traffic study by the City Traffic Engineer. 
 
Yes: All present (9) 
 
MOTION CARRIED 
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PRELIMINARY SITE PLAN APPROVAL 
 

6. PRELIMINARY SITE PLAN APPROVAL (SP JPLN2023-0028) – Proposed John R 
Commons Townhome Development, West side of John R, north of Big Beaver (PIN 88-
20-23-476-017), Section 23, Zoned MF (Multi-Family Residential) Zoning District 
 
The applicant was not present. Mr. Savidant confirmed the applicant was notified via email 
that the item was on this evening’s agenda. 
 
Resolution # PC-2023-10-058 
Moved by: Fox 
Seconded by: Malalahalli 
 
RESOLVED, To postpone Preliminary Site Plan Approval for the proposed John R 
Commons Townhome Development. 
 
Yes: All present (9) 
 
MOTION CARRIED 
 

OTHER ITEMS 
 
7. PUBLIC COMMENT – For Items on the Agenda 

 
There was no one present who wished to speak. 
 

8. PLANNING COMMISSION COMMENT 
 
There were general Planning Commission comments, some related to: 
• Bicycle parking requirement. 
• Demolition of former K-Mart Headquarters. 
• Various on-going development projects. 

 
9. ADJOURN 

 
The Regular meeting of the Planning Commission adjourned at 8:20 p.m. 

 
Respectfully submitted, 
 
 
 
        
David Lambert, Chair 
 
 
 
       
Kathy L. Czarnecki, Recording Secretary 
 
https://d.docs.live.net/2f7ed4fe5f664ea8/Documents/Kathy/COT Planning Commission Minutes/2023/2023 09 26 Draft.docx 
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DATE: October 18, 2023 
 
TO: Planning Commission 
 
FROM: R. Brent Savidant, Community Development Director 
 
SUBJECT: PUBLIC HEARING – CONDITIONAL REZONING AND SPECIAL USE 

APPROVAL - (CR JPLN2023-001) – Proposed Jax Kar Wash, North side of Big 
Beaver, East of Rochester (PIN 88-20-23-401-036), Section 23, From O (Office) to 
IB (Integrated Industrial & Business) District. 

 
The applicant Jax Kar Wash seeks a conditional rezoning of the subject parcel from O (Office) 
to IB (Integrated Industrial & Business). The subject site is 3.38 acres in area. The applicant 
proposes an automatic car wash on the site.  
 
The northern 125 feet of the property (approximately 0.77 acres) is zoned P (Vehicular Parking) 
district. The remaining southerly 2.61 acres is zoned O (Office) district. The applicant requests 
(per the application) to rezone only the portion of the property zoned O (Office) district. The legal 
description included in the Conditional Rezoning Agreement should be amended accordingly.  
 
The applicant is voluntarily offering the following conditions: 
  

1. Unless otherwise approved by the City, the use of the Property shall be limited to an 
automatic carwash. 

2. The Property shall only be developed in accordance with the Site Plans. 
3. Developer shall preserve the existing green space on the north side of the Property, being 

a minimum of 167 feet, as shown on the Site Plan as "Preserved Area" in its existing 
natural state and shall not use the Preserved Area for any purpose in connection with the 
automatic carwash use of the Property. 

 
The Planning Commission is a recommending body for this application. 
 
The attached report prepared by Carlisle/Wortman Associates, Inc. (CWA), the City’s Planning 
Consultant, summarizes the project. CWA prepared the report with input from various City 
departments including Planning, Engineering, Public Works and Fire. City Management supports 
the findings of fact contained in the report and the recommendations included therein. 
 
Attachments: 

1. Maps 
2. Report prepared by Carlisle/Wortman Associates, Inc.  
3. Preliminary Site Plan Packet with supporting documents. 
4. Public comment. 

G:\CONDITIONAL REZONING\JPCR2023-001 BMW KAR WASH INC DBA JAX KAR WASH\PC Memo 10 24 2023.docx 



POTENTIAL RESOLUTION RECOMMINDING APPROVAL 
 
 
PUBLIC HEARING – CONDITIONAL REZONING AND SPECIAL USE APPROVAL - 
(CR JPLN2023-001) – Proposed Jax Kar Wash, North side of Big Beaver, East of 
Rochester (PIN 88-20-23-401-036), Section 23, From O (Office) to IB (Integrated Industrial 
& Business) District. 
 
Resolution # PC-2023-10- 
Moved by:  
Seconded by:  
 
RESOLVED, That the Planning Commission hereby recommends to the City Council 
that the O to IB conditional rezoning request, as per Section 16.04 of the City of Troy 
Zoning Ordinance, located on the north side of Big Beaver, east of Rochester, within 
Section 23, being approximately 3.38 acres in size, be GRANTED for the following 
reasons: 
 

1. The Conditional Zoning request meets the following standards: 
a. The request complies with the Master Plan. 
b. The rezoning would permit greater flexibility in use and development of the 

property. 
c. The conditions offered by the applicant reasonably protect the adjacent 

properties. 
d. The rezoning would be compatible with surrounding zoning and land use. 
e. The site can be adequately served with municipal water and sewer. 

 
BE IT FURTHER RESOLVED, That the Planning Commission hereby recommends to 
the City Council that the Special Use request for the automatic car wash, be GRANTED 
for the following reasons: 
 

1. The Special Use request meets the following standards: 
a. The proposed Special Use is compatible with adjacent uses. 
b. The proposed Special Use is compatible with the Master Plan. 
c. The proposed Special Use minimizes the effect of traffic including circulation 

and parking design. 
d. The proposed Special Use is adequately served by public facilities and 

services. 
e. The proposed Special Use complies with Zoning Ordinance standards. 
f. The proposed Special Use does not unreasonably impact the quality of 

natural features and the environment. 
 
BE IT FURTHER RESOLVED, That the Planning Commission recommends the 
following site plan design considerations:  
 

1. Provide conditional rezoning agreement prior to City Council consideration. 



2. Provide amended legal description to accurately reflect the property zoned O 
Office. 

 
Yes: 
No: 
 
MOTION PASSES/FAILS 
 

 
POTENTIAL RESOLUTION RECOMMENDING DENIAL 

 
 
PUBLIC HEARING – CONDITIONAL REZONING AND SPECIAL USE APPROVAL - 
(CR JPLN2023-001) – Proposed Jax Kar Wash, North side of Big Beaver, East of 
Rochester (PIN 88-20-23-401-036), Section 23, From O (Office) to IB (Integrated Industrial 
& Business) District. 
 
Resolution # PC-2023-10- 
Moved by:  
Seconded by:  
 
RESOLVED, That the Planning Commission hereby recommends to the City Council 
that the O to IB conditional rezoning request, as per Section 16.04 of the City of Troy 
Zoning Ordinance, located on the north side of Big Beaver, east of Rochester, within 
Section 23, being approximately 3.38 acres in size, be DENIED for the following 
reasons: 
 

1. The Conditional Rezoning request does not comply with the Master Plan. 
2. The conditions offered by the applicant do not reasonably protect the adjacent 

properties. 
3. The Conditional Rezoning would be incompatible with surrounding zoning and 

land use. 
4. The Special Use request does not meet the standards of Section 9.03, 

specifically the following standard(s): __________________________. 
 
Yes: 
No: 
 
MOTION PASSES/FAILS 
 

 
 

 



Note: The information provided by this application has been compiled from recorded deeds, plats, tax
maps, surveys, and other public records and data. It is not a legally recorded map survey. Users of this

data are hereby notified that the source information represented should be consulted for verification.
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 Date: October 9, 2023  
 

Rezoning Analysis, Special Use and Preliminary Site Plan 
For 

City of Troy, Michigan 
 
 

  
Applicant:  Cunningham Limp Company  
 
Project Name:   Jax Car Wash Big Beaver 
 
Location: North side of E. Big Beaver Rd between Rochester Road and John R 

Road   
 
Zoning: Currently zoned O, Office and P, Vehicular Parking 
 Proposed rezoning to IB – Integrated Industrial and Business 
 
Action Requested: Conditional Rezoning to IB, Integrated Industrial and Business District, 

Special Use Approval and Preliminary Site Plan Review  
 
 
SITE/PROJECT DESCRIPTION/CURRENT USE 

 
A Conditional Rezoning has been proposed for a 3.4-acre site to construct a Jax Car Wash.  The site is 
located on the north side of E. Big Beaver Road east of Rochester Road and west of John R. Road.  The 
current zoning is O - Office (approx. 3 acres) and P – Vehicular Parking (approx. 0.4 acres).   O, Office zoning 
abuts E. Big Beaver Road to the south, and P, P, Parking zoning abuts the Office zoning to the south and 
terminates at the northern property line. The applicant is proposing a rezoning to IB-Integrated Industrial 
and Business for the entire site to accommodate the use of a commercial full-service car wash.  
 
The site is undeveloped and bisected in the north by a pipeline.   As part of the conditional rezoning the 
applicant proposes to construct a 7,000 sq/ft car wash with 22 vacuum stations.  Vehicle washes are a 
special use in the IB district.  
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CURRENT ZONING  

 
 
The site is currently zoned O, Office on the front adjacent to Big Beaver, and P, Parking adjacent to the 
single-family neighborhood to the north.  P, Parking district is a legacy district that was intended to 
provide a buffer between more intense uses and less intense abutting residential district. 
 

Direction Zoning Use 
North R1-E Single Family Residential  
South IB, Integrated Industrial and Business District Light manufacturing and 

assembly  
East O, Office Medical Office 
West O, Office Balkan American Community 

Center  
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MASTER PLAN 
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The site is future master planned as Smart Zone.  The Smart Zone is intended to serve as a district 
with a special focus on high-technology uses that complement one another. The Smart Zone was 
strongly emphasized in the Big Beaver Corridor Study and is the only proposed district within the 
Study to be called out specifically as a Future Land Use category in the Master Plan.     The Study 
calls this location a “paragon of innovation” and prescribes a combination of “signature” light 
industrial, research and development, and office uses. The Smart Zone recognizes the regionally 
prominent location for technologically advanced companies 
 
The Study envisions the Smart Zone as a unique area dominated by high-technology uses which 
are at the cutting edge of innovation. Furthermore, much of this area is occupied by vacant or 
underutilized office and industrial facilities that could be readily redeveloped into Knowledge 
Economy uses or into uses that work in direct support of those uses. 
 
Planning Commission should consider if the proposed rezoning to IB, Integrated Industrial and 
Business District for the intent to construct a car wash is consistent with the Smart Zone 
designation in the Master Plan.   
 
REZONING CONDITIONS  

 
The following conditions have been voluntarily offered by the applicant:  
 

1. Unless otherwise approved by the City, the use of the Property shall be limited to an 
automatic carwash. 

2. The Property shall only be developed in accordance with the Site Plans. 
3. Developer shall preserve the existing green space on the north side of the Property, being 

a minimum of 167 feet, as shown on the Site Plan as "Preserved Area" in its existing 
natural state and shall not use the Preserved Area for any purpose in connection with the 
automatic carwash use of the Property. 

 
If the Conditional Rezoning is recommended for approval by the Planning Commission, a 
Conditional Rezoning agreement will be drafted between the applicant and the City Attorney’s 
office prior to consideration by the City Council.  
 
REZONING STANDARDS 

 
According to Rezoning Procedures in Section 16.04C, a conditional rezoning may only be 
approved upon a finding and determination that all of the following are satisfied:  
 
a. The conditions, proposed development, and/or proposed use of the land are designed or 

proposed for public health, safety, and welfare purposes.  
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b. The conditions, proposed development and/or proposed use are not in material conflict 
with the Master Plan, or, if there is material conflict with the Master Plan, such conflict is 
due to one of the following: 

 
1. A change in City policy since the Master Plan was adopted.  
2. A change in conditions since the Master Plan was adopted.  
3. An error in the Master Plan.  

 
c. The conditions, proposed development and/or proposed use are in accordance with all 

terms and provisions of the zoning district to which the land is to be rezoned, except as 
otherwise allowed in the Conditional Rezoning Agreement.  

 
d. Public services and facilities affected by a proposed development will be capable of 

accommodating service and facility loads caused by use of the development.  
  
e. The conditions, proposed development and/or proposed use shall insure compatibility with 

adjacent uses of land. 
 
Planning Commission to consider if the proposed conditional rezoning meets the standards set 
forth in section 16.04.C, specifically if the proposal meets the Master Plan.  
 
NATURAL FEATURES 

 
Topography: A topographic survey has been provided on sheet C-1.0. The site is 

relatively flat with approximately equal elevations across the site.      
 
Wetlands:    There are no wetlands present on the site.    
 
Floodplain: The site is not located in a floodplain.  
 
Woodlands: A tree inventory and replacement plan has been provided on Sheet T.1.0. 

The applicant surveyed a total of one hundred and ninety-four (194) trees 
on site. The site includes numerous invasive trees including silver maples, 
box elder, black locust, weeping willow, American elm, green ash, black 
willow and cottonwood. Of the total onsite trees, one hundred twenty-
four (124) will be saved including thirty-three (33) woodland trees, one (1) 
landmark tree and one hundred sixty (160) invasive trees.  

 
Replacement Details 
Protected Tree Inches Removed Replacement Required 
Landmark 0 inches 0 inches 
Woodland 84 inches 42 inches 
 
Protected Tree Inches Preserved Credit 
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Landmark 17 inches 34 inches 
Woodland 268 inches 536 inches 
  
Protected Replacement Required 42 Inches 
Preservation Credit 570 Inches 
Total 0 inches of replacement required 
  
Total Tree Mitigation  0 inches of replacement required per the 

proposed tree preservation plan. 
 
Items to be addressed:  none 
 
SITE ARRANGEMENT  

 
The applicant is proposing to construct a 7,000 sq/ft car wash with three (3) drive up pay stations 
and twenty-two (22) self-serve vacuum spaces. The site will be accessed from the westbound 
lanes of E. Big Beaver via a one lane entry to the east and one way exit to the west. There is 
additional access proposed from the adjacent property to the east which is an existing office 
building. The rear of the site will remain undeveloped in the form of preserved woodlands.   
 
The nearest residential lot is approximately 250 feet from the closet vacuum and/or mechanical 
units.  The applicant should confirm if there is any noise from the use that may impact nearby 
residential.  
 
Items to be addressed: Confirm potential noise impact due to vacuums or car wash mechanical 
units.  
 
AREA, WIDTH, HEIGHT, SETBACKS 

 
Section 4.15 establishes the dimensional requirements for IB-Integrated Industrial and Business 
District. The requirements of IB Zoning District and the proposed dimensions are shown in the 
following table. 
 

 Required Provided Compliance 

Front (E. Big Beaver / 
South) 30-feet 142-feet Complies 

Side (East) 10-feet /20-feet 
combined 78-feet Complies 

Side (West) 10-feet /20-feet 
combined 

152-feet Complies 

Rear (North) 20-feet 253-feet Complies 
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Items to be addressed: Include dimensions on elevations  
 
PARKING 

 
Section 13.06.G of the Zoning Ordinance requires: 
 

 Required Provided 
Commercial / 
Vehicle Wash 

2 spaces, plus 1 space per 1 employee on the 
largest typical shift. 

 
8 employees plus 2 spaces = 10 

10 general / employee parking 
spaces 

22 self-serve vacuum parking 
spaces  

 
Stacking Plus 12 stacking spaces per bay for a semi- or 

fully-automatic wash = 12 stacking spaces 
36 stacking spaces 

Total 10 spaces plus 12 stacking spaces 
 
 

10 general parking spaces, 22 
vacuum spaces, and 36 

stacking spaces  
 
Overall, we find the site to be overparked with regards to ordinance requirements for stacking 
spaces and the applicant should confirm the need for number of vacuum spaces.   
 
Items to be Addressed: The applicant should remove/reduce the amount of stacking spaces and 
confirm number of vacuum spaces.   
 
SITE ACCESS AND CIRCULATION 

 
The site will be accessed from the westbound lanes of E. Big Beaver via a one lane entry to the 
east and one way exit to the west. There is additional access proposed from the adjacent property 
to the east which is an existing office building. Traffic is directed to a stacking lane or left-hand 
turn upon entering the site.  
 
Some confusion may be generated by customers entering the site to utilize the vacuum stations 
to which once completed, must exit the site via the west egress even if the desire is to enter the 
car wash stacking lane.  
 
Items to be addressed: Applicant should explain rational behind layout.   
 

Building Height 4-stories, 50 feet in 
height. 

1-story, approx. 23 feet 
in height  

Complies, but height 
dimensions not shown on 

elevations 

Lot Coverage (Building) 40% 4.74% Complies 
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LANDSCAPING 
 
A landscaping plan has been provided on Sheet L-1.0. The following table discusses the 
development’s compliance with the landscape requirements set forth in Section 13.02. 
 

 Required: Provided: Compliance: 
Greenbelt Planting    
E. Big Beaver: 1 tree every 30 feet. 268 / 30 = 9 9 trees Complies  
Property Lines:     
North (Residential):  
Required one (1) large evergreen 
tree per ten (10) lineal feet, one (1) 
narrow evergreen tree per five (5) 
lineal feet or wall. 
 
 
 
East (Office) 
Required one (1) large evergreen 
tree per ten (10) lineal feet, one (1) 
narrow evergreen tree per five (5) 
lineal feet or wall. 
 
 
 
West (Office) 
Required one (1) large evergreen 
tree per ten (10) lineal feet, one (1) 
narrow evergreen tree per five (5) 
lineal feet or wall. 

268 / 10 = 27 
trees 
 
 
 
 
 
 
550 / 10 = 55 
trees 
 
 
 
 
 
 
550 / 10 = 55 
trees 

41 existing 
trees + 6 new 
evergreen 
trees along 
north side of 
drive through.  
 
 
7 existing 
trees + 3 new 
trees 
 
 
 
 
 
23 existing 
trees + 2 new 
trees 

Likely – There is sufficient 
existing vegetation 
throughout the rear portion 
of the lot however most 
trees are deciduous thus 
providing little screening 
during winter months.   
 
East side does not comply 
 
 
 
 
 
 
 
West side does not comply 
 

Parking Lot     
Minimum of one (1) tree per eight (8) 
parking spaces 

 50 / 8 = 7 
trees 

9 new trees Compiles with number 
however, there are no 
internal parking lot 
landscaping. 

Overall    
Site landscaping:  
A minimum of twenty percent (20%) 
of the site area shall be comprised 
of landscape material. Up to 
twenty-five percent (25%) of the 
required landscape area may be 
brink, stone, pavers, or other public 
plaza elements, but shall not 
include any parking area or required 
sidewalks. 

20% Over 20%  Complies  
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Items to be Addressed: 1). East and west property line screening should be brought into 
compliance via Table 13.02-B. Rezoning will differentiate uses between properties and require 
screening; and 2). Planning Commission to consider allowing landscaping outside of the parking 
area.  
 
PHOTOMETRICS 

 
Photometric plan was provided on Sheet SL-1.0.   The applicant is proposing twelve (12) parking 
lot lights.  The fixture and photometrics meets all requirements for the IB district. 
 
Items to be Addressed: None 
 
FLOOR PLAN AND ELEVATIONS 

 
Floor plans and elevations have been provided. The applicant is proposing brick veneer and split 
face block for the foundation.  The applicant has provided a rendering showing color and 
architectural details.   However, we note that elevations are mislabeled.   
 
We note that the applicant did give a 3-D rendering but it does show the site in context to Big 
Beaver or adjacent uses. 
   
Items to be Addressed: (1) Elevations should show building dimensions per Section 8.05-A.12. (2) 
Provide a 3-D rendering of the building in context in context of Big Beaver and adjacent uses. 
    
SPECIAL USE STANDARDS 

 
For any special use, according to Section 9.02.D, the Planning Commission shall “…review the 
request, supplementary materials either in support or opposition thereto, as well as the Planning 
Department’s report, at a Public Hearing established for that purpose, and shall either grant or 
deny the request, table action on the request, or grant the request subject to specific conditions.” 
 
Section 9.03 states that before approving any requests for Special Use Approval, the Planning 
Commission shall consider: 
 

1. Compatibility with Adjacent Uses.  
2. Compatibility with the Master Plan.  
3. Traffic Impact.  
4. Impact on Public Services.  
5. Compliance with Zoning Ordinance Standards.  
6. Impact on the Overall Environment.  
7. Special Use Approval Specific Requirements.  
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SITE PLAN STANDARDS 

 
The Site Plan review standards provide the Planning Commission with direction when reviewing 
the proposed site plan and design features of this development.  
 
Section 8.06 outlines Site Plan Review Design Standards.  
 

1. Development shall ensure compatibility to existing commercial districts and provide a 
transition between land uses. 

a. Building design shall enhance the character of the surrounding area in relation to 
building and parking placement, landscape and streetscape features, and 
architectural design.   

b. Street fronts shall provide a variety of architectural expression that is 
appropriate in its context and prevents monotony.  

c. Building design shall achieve a compatible transition between areas with 
different height, massing, scale, and architectural style. 

2. Development shall incorporate the recognized best architectural building design 
practices. 

a. Foster a lasting impact on the community through the provision of high quality 
design, construction, and detailing.  

b. Provide high quality, durable materials, such as but not limited to stone, brick, 
glass, and metal. E.I.F.S. or material equivalent shall only be used as an accent 
material.   

c. Develop buildings with creativity that includes balanced compositions and forms.  
d. Design roofs that are appropriate to the architectural style of the building and 

create an appropriate visual exterior mass of the building given the context of 
the site.  

e. For commercial buildings, incorporate clearly defined, highly visible customer 
entrances using features such as canopies, porticos, arcades, arches, wing walls, 
ground plane elements, and/or landscape planters.  

f. Include community amenities that add value to the development such as patio/ 
seating areas, water features, art work or sculpture, clock towers, pedestrian 
plazas with park benches or other features located in areas accessible to the 
public. 

3. Enhance the character, environment and safety for pedestrians and motorists. 
a. Provide elements that define the street and the pedestrian realm.  
b. Create a connection between the public right of way and ground floor activities.  
c. Create a safe environment by employing design features to reduce vehicular and 

pedestrian conflict, while not sacrificing design excellence.  
d. Enhance the pedestrian realm by framing the sidewalk area with trees, awnings, 

and other features.  
e. Improve safety for pedestrians through site design measures. 
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SUMMARY 
 
The Planning Commission is asked to hold a public hearing and consider public testimony.  As 
part of the deliberations, the Planning Commission should: 
 

1. Consider if the plan meets the rezoning standards  
2. Consider if the plan meets special use standards 
3. Consider if the plan meets design standards 
4. Confirm potential noise impact due to vacuums or car wash mechanical units. 
5. Discuss need for number of vacuum units 
6. Discuss rational behind layout 

 
If the Planning Commission recommends approval of the conditional rezoning, the following site 
plan items should be addressed by the applicant: 
 

1.) Include dimensions on elevations 
2.) East and west property line screening should be brought into compliance via Table 

13.02-B. Rezoning will differentiate uses between properties and require screening 
3.) Planning Commission to consider allowing landscaping outside of the parking area. 
4.) Provide a 3-D rendering of the building in context in context of Big Beaver and 

adjacent uses.    
 
 
 
Sincerely,  
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LEGAL DESCRIPTION:
(Per ALTA/NSPS LAND TITLE SURVEY, D&M SITE  INC., FILE 2017-440,
SHEET 1, DATED 12/07/17)

PART OF THE SOUTHEAST 1/4 OF SECTION 23, TOWN 2 NORTH, RANGE
11 EAST, CITY OF TROY, OAKLAND COUNTY, MICHIGAN, DESCRIBED
AS: BEGINNING AT A POINT LOCATED NORTH 01 DEGREES 24 MINUTES
30 SECONDS EAST, 102.00 FEET FROM THE SOUTH 1/4 CORNER OF
SAID SECTION 23, THENCE CONTINUING NORTH 01 DEGREES 24
MINUTES 30 SECONDS EAST, 550.00 FEET; THENCE SOUTH 89
DEGREES 27 MINUTES 17 SECONDS EAST, 267.91 FEET; THENCE
SOUTH 01 DEGREES 24 MINUTES 02 SECONDS WEST, 550.00 FEET;
THENCE NORTH 89 DEGREES 27 MINUTES 17 SECONDS WEST, 267.98
FEET TO THE POINT OF BEGINNING.

BENCHMARKS:
(CITY OF TROY DATUM)

BM #1280
ARROW ON A HYDRANT LOCATED ON THE NORTH SIDE OF E. BIG
BEAVER ROAD, ON THE WEST SIDE OF THE ENTRANCE DRIVE TO 1607
BIG BEAVER ROAD.
ELEV. - 651.99

BM #1281
ARROW ON A HYDRANT LOCATED ON THE NORTH SIDE OF BIG BEAVER
ROAD, JUST WEST OF THE EAST ENTRANCE DRIVE TO  1451 BIG
BEAVER ROAD.
ELEV. - 654.00

REFERENCE DRAWINGS:
ALTA/NSPS LAND TITLE SURVEY, D&M SITE  INC., FILE 2017-440,
SHEET 1, DATED 12/07/17

ELECTRIC DTE ELECTRIC FACILITY MAP 325-390, DATED
06/07/2023

CABLE AT&T MAP A1, DATED 05/31/2023
WOW CABLE MAP, EMAIL DATED 05/25/2023
COMCAST MAP, EMAIL DATED 06/04/2023

GAS CONSUMERS MAP 0561233, DATED 03/14/23
SUNOCO MAP, EMAIL DATED 06/06/2023

WATER MAIN CITY OF TROY GIS MAP

SANITARY SEWER CITY OF TROY GIS MAP

STORM SEWER CITY OF TROY GIS MAP

EX. OH. ELEC, POLE & GUY WIRE
EX. U.G. CABLE TV & PEDESTAL
EX. U.G. COMMUNICATION LINE, PEDESTAL & MANHOLE
EX. U.G. ELEC,MANHOLE, METER & HANDHOLE
EX. GAS LINE
EX. GAS VALVE & GAS LINE MARKER
EX. TRANSFORMER & IRRIGATION VALVE
EX. WATER MAIN
EX. HYDRANT, GATE VALVE & POST INDICATOR VALVE
EX. WATER VALVE BOX & SHUTOFF
EX. SANITARY SEWER
EX. SANITARY CLEANOUT & MANHOLE
EX. COMBINED SEWER MANHOLE
EX. STORM SEWER
EX. CLEANOUT & MANHOLE
EX. SQUARE, ROUND & BEEHIVE CATCH BASIN
EX. YARD DRAIN & ROOF DRAIN
EX. UNIDENTIFIED STRUCTURE
EX. MAILBOX, SIGN & LIGHTPOLE
EX. FENCE
EX. GUARD RAIL
EX. DEC. TREE, CONIFEROUS TREE & SHRUB
EX. TREE TAG, & TREE LINE
EX. SPOT ELEVATION
EX. CONTOUR
EX. WETLAND

IRON FOUND / SET
NAIL FOUND / NAIL & CAP SET
BRASS PLUG SET
MONUMENT FOUND / SET
SECTION CORNER FOUND
RECORDED / MEASURED / CALCULATED

LEGEND:

FLOODPLAIN NOTE:
BY GRAPHICAL PLOTTING, SITE IS WITHIN ZONE 'X', AREA DETERMINED
TO BE OUTSIDE OF THE 0.2% ANNUAL CHANCE FLOODPLAIN PER
FLOOD INSURANCE RATE MAP NUMBER 26125C0553G, DATED JANUARY
16, 2009.
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SIGN LEGEND:

'NO PARKING FIRE LANE' SIGN

'STOP' SIGN

'BARRIER FREE PARKING' SIGN

'VAN ACCESSIBLE' SIGN

'ONE WAY ONLY' SIGN

'DO NOT ENTER' SIGN

'RIGHT TURN ONLY' SIGN

'NO LEFT TURN' SIGN

REFER TO DETAIL SHEET FOR SIGN DETAILS

SIDEWALK RAMP LEGEND:

SIDEWALK RAMP 'TYPE R'

SIDEWALK RAMP 'TYPE P'

CURB DROP ONLY

REFER TO LATEST MDOT R-28
STANDARD RAMP AND DETECTABLE
WARNING DETAILS

SITE DATA TABLE:

SITE AREA: 3.38 ACRES (147,372 SF.) NET AND GROSS

ZONING:  O - OFFICE (PROPOSED REZONING TO IB - INTEGRATED INDUSTRIAL AND
BUSINESS)

PROPOSED USE: COMMERCIAL SERVICE - VEHICLE WASH (6,983 SF.)

BUILDING INFORMATION:
MAXIMUM ALLOWABLE BUILDING HEIGHT = 50 FT.(4 STORIES)
PROPOSED BUILDING HEIGHT = 1 STORY

BUILDING FOOTPRINT AREA = 6,983 SF.

BUILDING LOT COVERAGE = 4.74%

SETBACK REQUIREMENTS: REQUIRED: PROPOSED:
FRONT (SOUTH) 30' 142.36'
SIDE (EAST) 10' 78.2'
SIDE (WEST) 10' 152.58'
REAR (NORTH) 20' 253.03'

PARKING CALCULATIONS:
2 SPACES, PLUS 12 STACKING PER BAY FOR A SEMI OR FULLY AUTOMATIC WASH, PLUS 1
SPACE PER EMPLOYEE ON THE LARGEST TYPICAL SHIFT.

3 BAYS =  6 SPACES + 36 STACKING + 8 EMPLOYESS =  50 SPACES

TOTAL PARKING REQUIRED = 50 SPACES (STACKING/PARKING)

TOTAL PROPOSED PARKING SPACES = 68 SPACES INC. 1 H/C SPACES (STACKING/PARKING)

LOADING CALCULATIONS:
LOADING REQUIRED = 5,001 SF. TO 60,000 SF. = 1 SPACE, PLUS ONE SPACE PER
ADDITIONAL 20,000 SF. ( MINIMUM SIZE 10' X 50' OR 500 SF.)
 
LOADING PROVIDED = 2 SPACES (1,000 SF. IN FRONT OF BUILDING)

SITE SOILS INFORMATION:
ACCORDING TO THE USDA NATURAL RESOURCES CONSERVATION SERVICE
WEB SOIL SURVEY FOR OAKLAND COUNTY, THE SITE CONSISTS OF THE
FOLLOWING SOIL TYPES:

(12) BROOKSTON AND COLWOOD LOAMS - 4.1 ACRES - 78.8%
(52A) SELFRIDGE LOAMY SAND, 0 TO 3 PERCENT SLOPE - 0.4 ACRES - 8.1%
(59) URBAN LAND - 0.7 ACRES - 13.1 %

GENERAL NOTES:

THESE NOTES APPLY TO ALL CONSTRUCTION ACTIVITIES ON THIS PROJECT.

1. ALL DIMENSIONS SHOWN ARE TO BACK OF CURB, FACE OF SIDEWALK, OUTSIDE FACE
OF BUILDING, PROPERTY LINE, CENTER OF MANHOLE/CATCH BASIN OR CENTERLINE OF
PIPE UNLESS OTHERWISE NOTED.

2. 'NO PARKING-FIRE LANE' SIGNS SHALL BE POSTED ALONG ALL FIRE LANES AT 100 FOOT
INTERVALS OR AS DIRECTED BY THE FIRE OFFICIAL.

3. REFER TO NOTES & DETAILS SHEET FOR ON-SITE PAVING DETAILS.

4. REFER TO NOTES & DETAILS SHEET FOR ON-SITE SIDEWALK RAMP DETAILS
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REFER TO LATEST MDOT R-28
STANDARD RAMP AND DETECTABLE
WARNING DETAILS

BENCHMARKS:
(CITY OF TROY DATUM)

BM #1280
ARROW ON A HYDRANT LOCATED ON THE NORTH SIDE OF E. BIG
BEAVER ROAD, ON THE WEST SIDE OF THE ENTRANCE DRIVE TO 1607
BIG BEAVER ROAD.
ELEV. - 651.99

BM #1281
ARROW ON A HYDRANT LOCATED ON THE NORTH SIDE OF BIG BEAVER
ROAD, JUST WEST OF THE EAST ENTRANCE DRIVE TO  1451 BIG
BEAVER ROAD.
ELEV. - 654.00
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8" SPLIT-FACE CMU BLOCK
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OPERATED OPENER & INSULATED

10

11

12

13

HOLLOW METAL DOOR & FRAME
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HORIZONTAL LAP SIDING W/ TRIM

1X6 FASCIA BOARD OVER 1X  TRIM BOARD
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1PRELIMINARY  OVERALL FLOOR PLAN
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