
City of Fraser 
CENTENNIAL COMMUNITY                                    

 
 
 
 
 

 
 
 

AGENDA 
CITY OF FRASER ZONING BOARD OF APPEALS 

Thursday, January 16, 2025 @ 7:00 P.M. 
COUNCIL CHAMBERS, 33000 GARFIELD; FRASER, MI   48026 

 
 

1. Call Meeting to Order 

2. Pledge of Allegiance 

3. Roll Call 

4. Approval of Agenda – January 16, 2025 

5. Approval of Minutes – December 5, 2024 

6. Formal Statement by Chair 

7. New Business of the Board 

a. Public Hearings – ZBA 24-08, 18377 East 14 Mile Road - Power Solutions 

To obtain a variance from Section 32-141(a) to allow the following exterior façade materials: 
aluminum plank system with a wood finish and ALPOLIC’s aluminum composite material, 
where only brick or stone building materials are permitted. 

b. Other 
i. Interview of Scott Wahl for ZBA Membership 

ii. Election of Officers 
iii. 2024 Annual Planning and Zoning Report and 2025 Work Plan 

  

CITY MANAGER  
Elaine Leven 
CITY CLERK 
August Gitschlag 
 

MAYOR 
Michael Lesich 

MAYOR PRO-TEM 
Dana Sutherland 

COUNCIL 
Amy Baranski 
Patrick O’Dell 

Kenny Perry 
Patrice Schornak 

Sherry Stein 
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8. Old Business (Postponed Cases)  

a. ZBA 24-07 – 34625 and 34835 Utica Road, Mister Car Wash 

 

To obtain a variance from Section 32-86(6) of the Zoning Ordinance to allow the applicant to 
exceed the maximum allowed footcandle illumination measurement in a commercial use.  

• The proposed maximum illumination in the driveway is 21 footcandles where only 
4 footcandles are permitted.  

• The proposed maximum illumination for parking areas is 33 footcandles where 
only 4 footcandles are permitted. 

• The proposed maximum illumination for walks is 33 footcandles where only 2 
footcandles are permitted for walks. 

 
9. Unfinished Business of the Board - None 

 
10. Monthly Report 

a. December Monthly Report 
b. Action items Update – none  

 
11. Planning Commission Liaison 
 
12. Public to be Heard 

 
13. Adjournment. 
 
Posted:  January 6, 2025 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

City of Fraser 33000 Garfield Fraser MI  48026 (586) 293-3100 micityoffraser.com 
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CITY OF FRASER ZONING BOARD OF APPEALS  
DECEMBER 5 2024 @ 7:00 P.M.  

COUNCIL CHAMBERS, 33000 GARFIELD, FRASER, MI 48026 
DRAFT 

 
1. CALL MEETING TO ORDER 

A regular meeting of the City of Fraser Zoning Board of Appeals was held on Thursday, 
December 5, 2024 at 7:00 pm in City Council Chambers. The meeting was called to order 
by Chairman Farina at 7:00 p.m. 
 

2. PLEDGE OF ALLEGIANCE 
Chairman Farina led the Pledge of Allegiance. 
 

3. ROLL CALL 
PRESENT: Chimenti, Farina, Green, Menendez, Stasek 
ABSENT: Burley 
 
OTHERS: City Planner Lauren Sayre, City Attorney Alexander Hishon, 
Deputy Clerk Greenia 
 
Chair Farina noted that Board Member Burley was excused from the meeting. 
 
 

4. APPROVAL OF AGENDA – December 5, 2024 
Motion by Menendez supported by Stasek to approve the agenda as presented. 

 
AYES: Chimenti, Farina,Green, Menendez, Stasek 
NAYS: None                  Motion Carried 

 
5. APPROVAL OF MINUTES – November 7, 2024 

 
Motion by Menendez supported by Green to approve the minutes of the November 7, 
2024 City of Fraser Zoning Board of Appeals Meeting with the following correction on 
page 3, 7b under the motion area a spelling correction of Menendez name. 

AYES: Chimenti, Farina,Green, Menendez, Stasek 
NAYS: None                  Motion Carried 

 
 

 

   CITY MANAGER 
   Elaine Leven 
   CITY CLERK 
   August Gitschlag 
  
 
 
 
 
 
 

  

 
MAYOR 

Michael Lesich 
MAYOR PRO-TEM 

Dana Sutherland 
COUNCIL 

                                   Amy Baranski 
                 Patrick O’Dell 
                   Kenny Perry  
                               Patrice Schornak  
                    Sherry Stein  
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6. FORMAL STATEMENT BY CHAIR 

Chairman Farina gave a formal statement relative to the powers of the Zoning Board of 
Appeals and the facts and conditions for granting appeals. 
 

7. NEW BUSINESS OF THE BOARD 
a. Public Hearings 

i. ZBA#224-07 34625 and 34835 Utica Road, Mister Car Wash 
 
 
Request to obtain a variance from Section 32-86(6) of the Zoning Ordinance to 
allow the applicant to exceed the maximum allowed foot-candle illumination 
measurement in a commercial use. 
 
 The proposed maximum illumination in the driveway is 21 foot-candles 
 Where only 4 foot-candles are permitted. 
 
 The proposed maximum illumination for parking areas is 33 foot-candles 
 where only 4 foot-candles are permitted. 
 
 The proposed maximum illumination for walks is 33 foot-candles where  
 Only 2 foot-candles are permitted for walks. 
 

Planner Lauren Sayre went over her review of the requested variance.  She spoke to each 
condition that is a consideration when looking at an application to see if it meets the 
standards for a hardship or practical difficulty.   She did not feel the applicant had 
proven either of those and recommended denial of the variance request to the Zoning 
Board of Appeals.   

  
A lengthy discussion was had regarding a chart Planner Sayre provided to the Zoning 
Board of Appeals showing nearby communities’ requirements for foot-candles. Where was 
the foot-candle measured at, was there a different number of foot-candles allowed near 
the property line, was this an “average” or maximum number in the Ordinance?  Attorney 
Hishon stated he believed it was a maximum number, as he did not see anything that 
would make him think this was an “average” number for the property.  Board Member 
Stasek asked if there was some type of reference point so we knew what 4 foot-candles 
looked like. Chris Campbell, Mister Car Wash, was present on behalf of the applicant. He 
brought with him a photometric plan for this site.   He explained that if our Ordinance 
permitted him to average out the foot-candles, he would basically meet the requirements, 
but because our Ordinance did not allow for that, the foot-candle reading is much higher.   
Discussion continued on different readings on the site at different locations.  He felt that if 
he could average the ENTIRE site he would be well under the required number of four (4). 

 
  
  
  
  
   
  
   
 
  
 Mr. Campbell then told the Board a bit about the company.  He explained how they  
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 have a particular system so that they can reclaim about 50% of the water. They were the 
 largest tunnel type car wash business in the Country and recently opened up their  
 505th site.  There were 31 of these car washes currently in the State of Michigan 
 with 18 in development.  They facilitate about 100,000,000 washes annually.  
 

Mr. Campbell then told the Board that he had gone out to the businesses 
 in Fraser and measured their foot-candles.   He shared with the Board what 
 his findings were and many of them were well above what our Ordinance allows. Further 
 discussion was had on various issues about the business in general.  
 
 Chairman Farina opened the public hearing at 7:58 p.m. 
 
 There was no public that wished to speak on this matter. 
 
 Chairman Farina closed the public hearing at 7:58 p.m. 
 
 Motion by Stasek supported by Green to approve the variance granted in variance  
 Request   ZBA#224-07 34625 and 34835 Utica Road, Mister Car Wash 

Request to obtain a variance from Section 32-86(6) of the Zoning Ordinance 
to allow the applicant to exceed the maximum allowed foot-candle illumination 
measurement in a commercial use. 
 The proposed maximum illumination in the driveway is 21 foot-candles 
 Where only 4 foot-candles are permitted. 
 The proposed maximum illumination for parking areas is 33 foot-candles 
 where only 4 foot-candles are permitted. 
 The proposed maximum illumination for walks is 33 foot-candles where  
 Only 2 foot-candles are permitted for walks. 
 
Based on the fact that the applicant has stated that the hardships are 
safety related and that they need to have illuminated areas in the drive 
and vacuum because customers will be busy in their cars and other 
drivers in the vicinity need to have a good line of sight on people who 
are moving in and around their vehicles and other businesses in the 
area enjoy a similar benefit in their lighting areas. 

 
 Discussion was had on the motion regarding how it met the criteria to grant a variance. 
 

Planner Sayre interjected that at this time the applicant has indicated he would like to wait 
until there is a full Board to decide on this matter.  Board members then stated 
their feelings on the matter. Chairman Farina and Member Chimenti indicated they would 
be voting no on this question, Members Stasak and Green indicated they would be in favor 
of granting this variance. Menendez stated she would have voted “no” but after the 
presentation by the applicant and further discussion during the meeting, she stated she 
would vote “yes”. 
 
Motion by Stasek, supported by Green to approve ZBA#224-07 34625 and 34835 
Utica Road, Mister Car Wash 

 
 
 AYES:   Green, Menendez, Stasek 
 NAYS:   Chimenti, Farina    Motion Carried 
 

8. OTHER 
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a. 2025 Monthly Meeting Calendar 

 
Discussion was had on the proposed 2025 monthly meeting calendar.    
 
Motion by Menendez supported by Stasek to approve the regular Zoning Board of Appeals 
meeting calendar for 2025 with the exception of January 2nd amend that to January 16, 2025 
And July 3 amend that to July 17, 2025 with the rest of the dates remaining as presented. 
 
January 16, 2024   February 6, 2025  March 6,2025 
April 3, 2025   May 1, 2025   June 5, 2025 
Jul 17, 2025   August 7, 2025  September 4, 2025 
October 2, 2025   November 6, 2025  December 4, 2025 

 
   AYES:  Chimenti, Farina, Green, Menendez, Stasek 
   NAYS:  None     Motion Carried 
 

9. OLD BUSINESS (Postponed Cases) 
Nothing at this time.  
 

 
10. UNFINISHED BUSINESS OF THE BOARD 

Nothing at this time. 
 
11. MONTHLY REPORT 

a. November Monthly Reports 
Planner Sayre provided an update on activity for the month of November. 

b. Action Items Update 
None at this time. 

12. PLANNING COMMISSION LIAISON REPORT 
Chair Farina reviewed the Planning Commission meeting of December 4, 2024 
and the actions they took.  

 
13. PUBLIC TO BE HEARD 

None at this time. 

14. ADJOURNMENT 
Motion by Menendez supported by Green to adjourn at 8:29 p.m. 
 
 

 
All Ayes                      Motion Carried 
 
 
                 Respectfully Submitted: 
 
 
         _____________________________ 
                     Cindi Greenia, Deputy Clerk 
                                 City of Fraser 

 



 

 
 
 
 
December 31, 2024 
 
 
Hon. Members of the Zoning Board of Appeals 
City of Fraser 
33000 Garfield Road 
Fraser, Michigan 48026 
 
 
SUBJECT:  ZBA REPORT #1 
  #24-08 VARIANCE REQUEST / POWER SOULUTIONS 
   
APPLICANT:   ROBERT DOAN, D6 PROPERTIES, INC. 

SECTION: SECTION 32-141(a) – PROVISIONS RELATING TO PERMITTED EXTERIOR FAÇADE 
MATERIALS IN INDUSTRIAL DISTRICTS. 

 
LOCATION:     18377 E 14 MILE ROAD, FRASR, MICHIGAN 48026 
 
REQUEST:   TO OBTAIN A VARIANCE FROM ZONING ORDINANCE STANDARDS TO ALLOW THE 

FOLLOWING EXTERIOR FAÇADE MATERIALS: ALUMINUM PLANK SYSTEM WITH A 
WOOD FINISH AND ALPOLIC’S ALUMINUM COMPOSITE MATERIAL, WHERE ONLY BRICK 
OR STONE BUILDING MATERIALS ARE PERMITTED. 

 
 
Dear Members of the Zoning Board of Appeals: 
 
We have reviewed the above referenced application for façade modifications to a building within the IR District, 
and – as it does not meet the requirements of the code – have prepared the following report, which identifies the 
relevant facts about the property and the proposal. The report also provides our professional opinion about how 
the relevant sections of the ordinance that guide the ZBA’s decisions apply to this requested variance.      
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ADMINISTRATIVE STATEMENT OF FACTS 
18377 14 Mile Road is currently zoned IR, Industrial Restricted. The site is occupied by Power Solutions Group, 
Inc., an electrical installation servicer. The applicant submitted a site plan request to modify the exterior building 
façade material.  
 
Section 31-141(a): Exterior 
facing materials: The exterior of 
all building’s hereafter erected 
shall be constructed of 
aesthetically pleasing brick 
and/or stone building materials.  
 
The architecture and approved 
exterior finish of any building 
shall be of uniform finish on all 
sides of its exterior when the site 
is adjacent to any non-industrial 
district. Within the industrial 
districts, the architecture and 
approved street side(s) exterior 
finish shall be returned on the 
building side(s) equal to the 
office depth or fifty (50) feet, 
whichever is greater. 
 
The applicant is requesting an 
aluminum plank system with a 
wood finish and alpolic’s 
aluminum composite material, where only brick or stone building materials are permitted. 
 

 
 
Proposed façade submitted by applicant. 
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ZONING BOARD OF APPEALS VARIANCES AND BOARD ACTION RESTRICTIONS 
The ZBA is a body of limited powers. §32-228 explains how Fraser administers variance requests. Where there 
are practical difficulties or unnecessary hardships in the way of strict enforcement of the zoning ordinance, the 
ZBA may grant appeals to vary or modify any zoning provisions that apply to dimensional standards like 
construction, structural changes in equipment, or alteration of buildings or structures. The ZBA’s actions must 
uphold the zoning ordinance, secure public safety, and provide substantial justice for all property owners. 

Since the variance requested is to use the property in a way that is not allowed by zoning, the ZBA must consider 
whether substantial evidence of an unnecessary hardship is imposed by the Ordinance. General standards for the 
establishment of an unnecessary hardship include that the property cannot reasonably be used in a manner 
consistent with existing zoning, that the situation is s due to unique circumstances and not to general conditions in 
the neighborhood, that the proposed use will not alter the essential character of a locality, and the hardship is not 
the result of the applicant’s actions. 

As described in §32-228(a)(2), the ZBA must find evidence of evidence that: 
• all the facts and conditions of a. thru d. exists,  
• or e. or f. exists independently,  

 

to grant a variance.  
Our comments related to the proposal follow each clause in bold. Because the outdoor storage of loose gravel 
was a use variance, it will need 5 board members (2/3 of the Board) in order to approve the modification.  
 

a. That there are exceptional or extraordinary circumstances or conditions applying to the property in question or 
as to the intended use of the property that do not apply generally to other properties in the same zoning 
district. 

 
We are not aware of exceptional or extraordinary circumstances applying to the property in question, 
besides it being situated on a main road, nor was any submitted with the application. 

b. That such variance is necessary for the preservation and enjoyment of a substantial property right like that 
possessed by other properties in the same vicinity. The possibility of increased financial return shall not of 
itself be deemed enough to warrant a variance. 

 
The applicant states that the façade is in need of repair. The applicant is proposing material that is 
durable and appealing to the community and complement the surrounding buildings. 

 
c. That the authorizing of such variance will not be of substantial detriment to adjacent property and will not 

materially impair the intent and purpose of this chapter or the public interest. 
 

We do not believe that granting the variance will cause substantial detriment to adjacent properties or 
cause detriment to public interest or the intent of the Zoning Ordinance.  

d. The authorizing of such variances will likely not be of substantial detriment to adjacent properties. Specifically, 
the Zoning Board of Appeals may consider light and visual impacts of the subject proposal. 
 

It is not likely that granting the variance would cause substantial detriment to adjacent properties, as the 
proposed use is updating the exterior finishes of an existing building. 
 

e. That the conditions or situation of the specific piece of property, or the intended use of the property for which 
the variance is sought, is not of so general or recurrent in nature as to create a general rule for such condition 
or situation. 
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Surrounding properties within the City of Fraser limits do not appear to have been granted similar rights 
as the applicant is requesting. By granting these variances to the applicant, it is possible other similar 
businesses in the general vicinity may request the same exceptions. It is not likely that these exceptions 
would become a general rule, but this case could be utilized as a precedent for future decisions. 

OR 

f. That the modification to setback, location, site or building requirements is sponsored by the Planning 
Commission for a specific proposal that benefits the City by providing better design or efficient use of the site 
or results in a more creative development (all fees to be paid by the applicant). 

 
Not applicable.  

OR 

g. That phasing of required site plan improvements may be warranted because the cost of such improvements is 
relatively high in relation to the total cost of the applicant's development or addition. Planning Commission 
recommendations shall be required, together with a financial security in the amount of the deferred 
improvements. 

 
Not applicable. 

 

CONCLUSION 
We recommend the ZBA consider the variance request as the applicant has met the Ordinance standards for 
obtaining a variance. 
 
Additional information brought forward by the Board, the applicant, and/ or during the public hearing should be 
incorporated into the record prior to the Board making any determination. 

Please let me know if you have any questions.  

 
Respectfully Submitted, 
 
McKenna 
 

 
Alicia Warren  Lauren Sayre, AICP 
Associate Planner  Senior Planner 
 
 
cc: Applicant 

City Manager  
Building Official 
City Attorneys 

 



 
 

NOTICE OF ZONING BOARD OF APPEALS HEARING 
 
NOTICE IS HEREBY GIVEN that the City of Fraser Zoning Board of Appeals will meet on Thursday, 
January 16, 2024, at 7:00 p.m. in the Fraser City Hall Council Chambers at 33000 Garfield Road, located 
at the southeast corner of Fourteen Mile and Garfield Roads, Fraser, Michigan for the purpose of 
conducting a Public Hearing and making a decision on the following request: 
 
APPEAL #24-08: VARIANCE REQUEST / POWER SOLUTIONS 
             
BY REASON OF: SECTION 32-141(a) – PROVISIONS RELATING TO PERMITTED 

EXTERIOR FAÇADE MATERIALS IN INDUSTRIAL DISTRICTS. 
                          
PURPOSE OF REQUEST:      TO OBTAIN A VARIANCE FROM ZONING ORDINANCE STANDARDS 

TO ALLOW THE FOLLOWING EXTERIOR FAÇADE MATERIALS: 
ALUMINUM PLANK SYSTEM WITH A WOOD FINISH AND ALPOLIC’S 
ALUMINUM COMPOSITE MATERIAL, WHERE ONLY BRICK OR 
STONE BUILDING MATERIALS ARE PERMITTED. 

                                                                                                
PROPERTY IN QUESTION:   18377 E 14 MILE ROAD, FRASER MICHIGAN, 48026 
 
 
NOTICE IS FURTHER GIVEN that any interested person may appear and comment upon the proposed 
request in person, or by agent or attorney during the public hearing to be held on the date and time of the 
meeting. Pertinent information relating to the application may be reviewed at the Fraser Building 
Department during regular business hours which are 8:00 a.m. to 4:30 p.m., Monday through Friday at 
the Fraser City Hall, 33000 Garfield Road, Fraser, Michigan. Questions regarding the requested variance 
can be directed to the Planner, c/o Building Department at 586-293-3100. Written comments may be 
submitted to the Fraser Building Department at 33000 Garfield Road, Fraser, Michigan 48026, or email to 
the Building Department at zoning@micityoffraser.com up to 4:30 p.m. of the meeting date. 
 
The City of Fraser will provide necessary, reasonable auxiliary aids and services to individuals with 
disabilities at the meeting upon four (4) days’ notice to the Building Department at the phone number set 
forth above. 
 

mailto:zoning@micityoffraser.com








































BUILDING CODE AUTHORITY

CITY OF FRASER, MI

CONSTRUCTION CLASSIFICATION

IIB, NON-SPRINKLERED (EXISTING ASSUMED)

OCCUPANCY CLASSIFICATION

B - BUSINESS (UNCHANGED)

PROJECT DATA

PROJECT SUMMARY

PROJECT INCLUDES EXTERIOR FACADE IMPROVEMENTS INCLUDING ADDITION OF NEW 
ENTRY ELEMENT AND NEW METAL PANEL FASCIA. MINOR SITE IMPROVEMENTS 
ASSOCIATED WITH THE RENOVATION WILL BE INCLUDED.

BUILDING CODES

BUILDING CODE
2015 MICHIGAN REHABILITATION CODE FOR EXISTING 
BUILDINGS (PRESCRIPTIVE COMPLIANCE METHOD) 
INCORPORATING 2015 MICHIGAN BUILDING CODE (MBC 
2015) FOR ALL NEW WORK AND AS REFERENCED

MECHANICAL CODE
ALSO KNOWN AS THE "MICHIGAN MECHANICAL CODE"
2021 MICHIGAN MECHANICAL CODE (MMC) AS AMENDED

PLUMBING CODE
ALSO KNOWN AS THE "MICHIGAN PLUMBING CODE"
2021 MICHIGAN PLUMBING CODE (MPC) AS AMENDED

ELECTRICAL CODE
ALSO KNOWN AS THE "MICHIGAN ELECTRICAL CODE"
2023 MICHIGAN ELECTRICAL CODE (MEC) AS AMENDED

AMERICANS WITH DISABILITIES ACT; ALSO KNOWN AS ADA
ICC . ANSI 117.1 - 2009
MBC-2015 CHAPTER 11

MICHIGAN ENERGY CODE PART 10a; 2015 IECC w/ 
ADMENDMENTS AND ANSI/ASHRAE/IESNA STANDARD 
90.1-2013 w/ ADMENDMENTS

2015 INTERNATIONAL FIRE CODE

NFPA 13 - 2013

NFPA 72 - 2013

OWNER

ERIN DOAN
18377 E. 14 MILE RD
FRASER, MI 48026
P. 517.944.1584
E. EDOAN@POWERSOLUTIONSINC.COM

DESIGN PROFESSIONAL IN RESPONSIBLE CHARGE:

SHANE M. BURLEY, AIA, NCARB
STUDIO DETROIT, LLC
2040 PARK AVENUE, SUITE 200
DETROIT, MI 48226
E. SHANE@STUDIO-DETROIT.COM
P. 313.919.5886
MICHIGAN LICENSE NUMBER 1301058978
EXPIRES: 03.09.25

NOTE:
GENERAL CONTRACTOR SHALL COORDINATE WITH THEIR MATERIAL SUPPLIERS AND THE 
REGISTERED DESIGN PROFESSIONAL IN CHARGE TO SUBMIT THE FOLLOWING DEFERRED SUBMITTALS 
TO THE AUTHORITY HAVING JURISDICTION:
1. STRUCTURAL CALCULATIONS
2. REVIEW / SPECIAL INSPECTION OF EXISTING AND NEW CONCRETE FOUNDATION CONDITIONS
3. REVIEW OF STEEL CONSTRUCTION SPECIAL INSPECTIONS
4. FABRICATORS SHOP STATEMENT FOR SHOP WELDED OR FABRICATED STRUCTURAL ELEMENTS
5. REVIEW OF CONCRETE SPECIAL INSPECTIONS
6. REVIEW OF MASONRY SPECIAL INSPECTIONS
7. ELECTRICAL POWER / LIGHTING COMPLIANCE
8. STRUCTURAL VERIFICATION FOR GLASS AND GLAZING SYSTEMS

NOTE:
THESE CONSTRUCTION DRAWINGS WERE PREPARED FOR COMPLIANCE WITH THE MICHIGAN 
CONSTRUCTION CODES IN EFFECT AT THE TIME OF PERMIT SUBMITTAL. ALL ENGINEERS, 
CONTRACTORS AND SUPPLIERS INVOLVED WITH THIS PROJECT SHALL COMPLY WITH THE SAME 
CODES, ISSUED AND APPROVED CODE MODIFICATIONS AND/OR CITY CODE AUTHORITY 
CONSTRUCTION BOARDS OF APPEALS RULINGS AND WHENEVER REQUIRED SHALL PROVIDE SHOP 
DRAWINGS AND SUBMITTALS CLEARLY DESCRIBING COMPLIANCE TO THE REGISTERED DESIGN 
PROFESSIONAL IN RESPONSIBLE CHARGE FOR REVIEW AND APPROVAL.
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WALL TO REMAIN

WALL TO BE REMOVED

DEMOLITION KEY:

GENERAL DEMOLITION PLAN NOTES:

1. ALL DEMOLITION WORK REQUIRED IS NOT NECESSARILY LIMITED TO WHAT IS SHOWN ON THE 
DEMOLITION PLANS.  THE INTENT IS TO REMOVE ALL MECHANICAL, ELECTRICAL, AND 
ARCHITECTURAL ITEMS AS REQUIRED TO FACILITATE NEW CONSTRUCTION.

2. COORDINATE SCOPE AND EXTENT OF DEMOLITION WORK WITH NEW WORK PLANS AND 
DETAILS.

3. ALL WALLS, DOORS, FRAMES, AND RELATED HARDWARE ASSEMBLIES DESIGNATED AS "TO BE 
REMOVED" (SHOWN AS DASHED LINES) SHALL BE COMPLETELY REMOVED AND DISPOSED OF 
AS DESIGNATED BY OWNER/TENANT.  ALL EXISTING WALLS NOT DESIGNATED FOR 
DEMOLITION SHALL BE PROTECTED FROM DAMAGE AND REMAIN "AS-IS".

4. CLEAN AND REPAIR ALL EXISTING FLOOR FINISHES AS NECESSARY.

5. ALL DEMOLITION WORK SHALL BE PERFORMED IN A NEAT AND WORKMANLIKE MANNER.  ALL 
SURFACES ADJACENT TO AND ABUTTING TO THOSE DESIGNATED "TO BE REMOVED" SHALL BE 
LEFT WITH A SMOOTH AND FLUSH APPEARANCE.

6. THE CONTRACTOR SHALL EXERCISE ALL REQUISITE CARE NECESSARY TO ENSURE THAT ALL  
EQUIPMENT, MATERIALS, FINISHES AND ASSEMBLIES WHICH ARE NOT BEING REMOVED ARE 
PROTECTED FROM DAMAGE DURING DEMOLITION AND SUBSEQUENT CONSTRUCTION 
OPERATIONS.

7. THE CONTRACTOR SHALL COORDINATE DEMOLITION WORK WITH OWNER TO ENSURE THAT 
IMPACTS ON THE BALANCE OF THE BUILDING ARE HELD TO A MINIMUM.

8. PREPARE ALL SURFACES TO RECEIVE THE NEW WORK AND FINISHES OF THE CONTRACT.

9. THE CONTRACTOR SHALL DESIGN, PROVIDE, INSTALL AND MAINTAIN ANY AND ALL 
TEMPORARY BRACING AS REQUIRED TO ENSURE THE STABILITY OF THE BUILDING ASSEMBLY 
AND/OR ANY SYSTEMS AND/OR SUB-ASSEMBLIES AND/OR SYSTEMS APPURTENANT THERETO 
UNTIL SAID ASSEMBLY AND/OR SUB-ASSSEMBLIES ARE COMPLETE, SELF-SUPPORTING AND/OR 
STABLE.

DEMOLITION PLAN KEY NOTES:
(TYPICAL THIS SHEET ONLY)

A1 REMOVE AND REPLACE EXISTING GLAZING AND STOREFRONT; COORDINATE w/ NEW WORK

A2 REMOVE SILL WALL CONSTRUCTION COMPLETE DOWN TO GRADE

REFLECTED CEILING DEMOLITION LEGEND 

EXISTING ACOUSTIC CEILING TILE TO REMAIN

EXIT LIGHT (SHADING INDICATES LIGHTED FACE)

DESCRIPTION (TO BE REMOVED)SYMBOL

DEMOLITION RCP KEY NOTES:
(TYPICAL THIS SHEET ONLY)

B1 REMOVE, SALVAGE, AND RELOCATE EXIT SIGN; DISCONNECT AND RELOCATE ELECTRICAL
PER NEW WORK PLANS

B2 REMOVE EXISTING METAL PANEL BACK TO EXISTING BRICK. CONTRACTOR TO INSPECT
BRICK AND WATER PROOFING. REPAIR AND REPLACE AS REQUIRED. COORDINATE w/ NEW
WORK PLANS

A1 A2 A1

EXIST.

OFFICE

EXIST.

LOBBY

EXIST.

OFFICE

EXIST.

OFFICE

EXIST.

PRINTING/COPYING
EXIST.

RESTROOM

B1

B2

EXIST.

OFFICE

EXIST.

LOBBY

EXIST.

OFFICE

EXIST.

OFFICE

EXIST.

PRINTING/COPYING
EXIST.

RESTROOM

C1

DEMOLITION ROOF PLAN KEY NOTES:
(TYPICAL THIS SHEET ONLY)

C1 REMOVE PARAPET MEMBRANE FLASHING TO EXTENTS OUTLINED
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FLOOR PLAN KEY NOTES:
(TYPICAL THIS SHEET ONLY)

A1 EXISTING SHOP AREA TO REMAIN

A2 ALIGN EDGE OF NEW ACM TO EXISTING CMU WALL; VERIFY EXACT LOCATION IN FIELD

A3 EXISTING DOWNSPOUT TO GRADE

GENERAL FLOOR PLAN NOTES:

1. THIS DRAWING IS DIAGRAMMATIC AND SHOULD BE USED TO DETERMINE THE DESIGN INTENT.  
THE CONTRACTOR IS RESPONSIBLE FOR THE COMPLETE SET OF WORK AS INDICATED AND 
SHALL FIELD VERIFY ALL WORK, COORDINATE ALL DRAWINGS / NEW WORK AND SHALL NOTIFY 
ARCHITECT IMMEDIATELY OF ANY DISCREPANCIES IN THE DOCUMENTS BEFORE PROCEEDING.  
FAILURE TO DO SO WILL RESULT IN THE CONTRACTOR TAKING FULL RESPONSIBILITY AND 
LIABILITY FOR SAID DISCREPANCIES.

2. ALL DIMENSIONS ARE SHOWN FROM FINISH FACE TO FINISH FACE OF PARTITION UNLESS 
OTHERWISE NOTED; AT TILE WALL LOCATIONS, TILE THICKNESS IS ASSUMED TO BE 1/2".

3. ALL WOOD, INCLUDING BLOCKING, USED ON THE PROJECT SHALL BE FIRE RETARDANT 
TREATED.

4. ALL WORK SHALL BE DONE IN ACCORDANCE WITH ALL LOCAL, STATE, COUNTY CODE 
REGULATIONS, O.S.H.A., AND THE AMERICAN WITH DISABILITIES ACT (ADA).  REFER TO THE 
CODE PLAN FOR MORE INFORMATION AND ADA REQUIRED CLEARANCES.

5. CLEAN AND REPAIR ALL EXISTING FLOOR FINISHES AS NECESSARY.

6. COORDINATE WITH OWNER'S EQUIPMENT SUPPLIER FOR INSTALLATION REQUIREMENTS / 
LOCATIONS OF FLOOR / WALL / CEILING MOUNTED ITEMS; IE. CAMERAS, TV'S, SPEAKERS, 
SENSORS, SECURITY WIRING, ETC.

7. CONTRACTOR SHALL CONDUCT A ROUGH ELECTRICAL INSPECTION WITH OWNER, PRIOR TO 
ENCLOSING WALLS, FOR THE PURPOSE OF CONFIRMING ALL J-BOX LOCATIONS FOR POWER, 
DATA, VOICE, SWITCH, THERMOSTAT, ETC.
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GENERAL REFLECTED CEILING PLAN NOTES:

1. ELECTRICAL CONTRACTOR SHALL COORDINATE/CONFIRM ALL LIGHT SWITCH, PHONE, DATA, 
AND ELEC. OUTLETS, w/ TENANT. - ELEC. CONT. SHALL RECEIVE FINAL WRITTEN APPROVAL OF 
ALL LOCATIONS PRIOR TO ENCLOSING GYP. BD. WALLS.

2. ELECTRICAL CONTRACTOR TO VERIFY QUANTITY AND LOCATION OF ALL EXISTING LIGHT 
FIXTURES TO BE REPLACED. 

3. REFER TO DIMENSIONS ON REFLECTED CEILING PLAN TO LOCATE / LAYOUT CEILING GRID 
AND/OR LIGHT FIXTURES.

B1 EXISTING ACOUSTICAL CEILING SYSTEM TO REMAIN

REFLECTED CEILING PLAN KEY NOTES:
(TYPICAL THIS SHEET ONLY)

B2 EXISTING EXPOSED STRUCTURE TO REMAIN

B3 NEW ACM FASCIA SYSTEM (ACM-2); SEE ELEVATIONS AND DETAILS

B4 NEW BUILDING MOUNTED SIGNAGE; PROVIDE J-BOX AND POWER PER APPROVED SIGNAGE
DRAWINGS

B5 NEW LED CHANNEL LIGHT; SEE DETAILS AND COORDINATE W/ ELECTRICAL

B6 NEW LOCATION OF SALVAGED EXIT SIGN

B7 EXISTING COLLECTOR BOX AND DOWNSPOUT TO GRADE TO REMAIN

B8 EXISTING CEILING, LIGHTING, AND HVAC TO REMAIN U.N.O.

1

A3.1

C1 C2 C8

C4

C4

ACM-1 ACM-2

C6

C6

C3

C7

C6

ROOF PLAN KEY NOTES:
(TYPICAL THIS SHEET ONLY)

C4 NEW INTEGRAL ACM COPING; CAULK ALL SKYWARD JOINTS; SEE DETAIL

C2 EXISTING EXHAUST FAN TO REMAIN

C5 NOT USED

C1 EXISTING RTU ON CURB TO REMAIN

C3 EXISTING COLLECTOR BOX AND DOWNSPOUT TO GRADE TO REMAIN

C6 EXISTING ROOF MEMBRANE TO REMAIN

C7 EXISTING COPING TO REMAIN

C8 EXISTING PIPE TO REMAIN

GENERAL ROOF PLAN NOTES:

1. REFER TO GENERAL FLOOR PLAN NOTES FOR ADDITIONAL GENERAL NOTE REQUIREMENTS.

2. NEW ROOF SLOPES TO BE 1/4" PER FOOT MINIMUM; TYPICAL. CRICKETS TO BE 1/2" PER FOOT 
SLOPE MINIMUM.

3. COORDINATE ALL NEW RROOF PENETRATIONS WITH OTHER TRADES; INCLUDING STRUCTURAL, 
MECHANICAL AND ELECTRICAL.

'F1' 'F1-X' 'F1'

'L1'

'L1'

'L1'

'L1'

'L1'

HOME RUN TO 
PANEL, TYP.

'ES'

EXIST.

OFFICE

EXIST.

LOBBY

EXIST.

OFFICE

EXIST.

OFFICE

EXIST.

PRINTING/COPYING

EXIST.

RESTROOM

'X1'

LIGHTING FIXTURE SCHEDULE 

'L1' 1" LED CHANNEL LIGHT
BL LIGHTING - BL neonVIEW MN SL SI VB - 4000K - NVS MN SL EC 68 - NVMNSL CHS
NOTE: 45 DEGREE MITER AND INJECTION MOLDING AT CORNERS (BY MANUF.)

'F1' 2" DIA RECESSED LED DOWNLIGHT
INTENSE LIGHTING GD2DR 2" GRAVITY LED LENSED
HOUSING PART # GD2DRNCL240DIM2NF, REFLECTOR PART # IRDT202B6-SF-SL

'F1-X' 2" DIA RECESSED LED DOWNLIGHT
INTENSE LIGHTING GD2DR 2" GRAVITY LED LENSED
HOUSING PART # GD2DRNCL240DIM2NF, REFLECTOR PART # IRDT202B6-SF-SL
TO BE USED AS EXTERIOR REMOTE HEAD FIXTURE, DRAW POWER FROM 'X1'

'ES' WALL MOUNTED EXTERIOR SIGN; BY MANUFACTURER

'X1' EXISTING SALVAGED EXIT SIGN
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1 ALUMINUM COMPOSITE PANEL (RAINSCREEN w/ DRY JOINT) w/ 1/2" REVEAL; LED
HORIZONTAL LIGHTING STRIPS ON ACM-2 AS INDICATED; SEE LIGHTING FIXTURE SCHEDULE

EXTERIOR ELEVATION KEY NOTES:
(TYPICAL THIS SHEET ONLY)

3 BUILDING MOUNTED SIGNAGE; COORDINATE POWER REQUIRMENTS w/ APPROVED SIGNAGE
DRAWINGS

6 EXISTING RTU TO REMAIN

7 EXISTING COPING TO REMAIN

9 EXISTING COLLECTOR BOX AND DOWNSPOUT TO GRADE TO REMAIN

10 EXISTING BRICK TO REMAIN, TYP.

2 EXISTING PYLON SIGN TO REMAIN

4 STEEL CHANNEL (C12X25); PRIMED AND PAINTED TO MATCH EP-1

5 NEW GLASS AND ALUMINUM STOREFRONT SYSTEM IN EXISTING OPENING; CONTINUOUS
SEALANT ON ALL SIDES; TYP.

8 ALIGN EDGE OF NEW ACM TO EXISTING CMU WALL; VERIFY EXACT LOCATION IN FIELD

11 NEW SPANDREL GLAZING

12 COPING TO MATCH LONGBOARD

13 NEW LED TAPE LIGHT ('L1') ON ALUMINUM CHANNEL TO MATCH EP-1; SEE LIGHTING
FIXTURE SCHEDULE

14 NEW 3" RECESSED DOWNLIGHTS ('F1'); SEE LIGHTING FIXTURE SCHEDULE

15 1" ACM JOINT REVEAL AT INDICATED HORIZONTAL LOCATION TO PROVIDE SPACE FOR 'L1'

EXTERIOR MATERIALS

ALPOLIC - TBL BLACKALUMINUM 
COMPOSITE 
MATERIAL

MATERIAL FINISHLEGENDTAG

ACM-1

ALPOLIC - BLX BLACKALUMINUM 
COMPOSITE 
MATERIAL

ACM-2

SHERMIN WILLIAMS, COLOR: BLACK MAGIC 
SW6991, GLOSS FINISH

EXTERIOR PAINT
EP-1

METAL CLADDING; LONGBOARD - LIGHT 
CHERRY (15LCY) - 2 1/2" V GROOVE 3V.145

ALUMINUM PANEL
MTL-1

SOLARBAN 70 (2) + CLEAREXTERIOR GLAZING
GL-1

SOLARBAN 70 (2) BACKPAINTED BLACKBACK-PAINTED 
EXTERIOR GLAZINGGL-2

BLACK ANODIZED ALUMINUM FRAMING; 
THERMALLY BROKEN, KAWNEER 451/451T 
SYSTEM
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DEMOLITION ELEVATION KEY NOTES:
(TYPICAL THIS SHEET ONLY)

A REMOVE PARAPET METAL COPING TO EXTENTS OUTLINED; SEE (D1.1) DEMOLITION ROOF
PLAN

B REMOVE EXISTING METAL PANEL BACK TO EXISTING BRICK. CONTRACTOR TO INSPECT
BRICK AND WATER PROOFING. REPAIR AND REPLACE AS REQUIRED. COORDINATE w/ NEW
WORK PLANS

C REMOVE AND REPLACE EXISTING GLAZING AND STOREFRONT; COORDINATE w/ NEW WORK
PLANS

D REMOVE SILL WALL CONSTRUCTION COMPLETE DOWN TO GRADE

GENERAL DEMOLITION PLAN NOTES:

1. ALL DEMOLITION WORK REQUIRED IS NOT NECESSARILY LIMITED TO WHAT IS SHOWN ON THE 
DEMOLITION PLANS.  THE INTENT IS TO REMOVE ALL MECHANICAL, ELECTRICAL, AND 
ARCHITECTURAL ITEMS AS REQUIRED TO FACILITATE NEW CONSTRUCTION.

2. COORDINATE SCOPE AND EXTENT OF DEMOLITION WORK WITH NEW WORK PLANS AND 
DETAILS.

3. ALL WALLS, DOORS, FRAMES, AND RELATED HARDWARE ASSEMBLIES DESIGNATED AS "TO BE 
REMOVED" (SHOWN AS DASHED LINES) SHALL BE COMPLETELY REMOVED AND DISPOSED OF 
AS DESIGNATED BY OWNER/TENANT.  ALL EXISTING WALLS NOT DESIGNATED FOR 
DEMOLITION SHALL BE PROTECTED FROM DAMAGE AND REMAIN "AS-IS".

4. CLEAN AND REPAIR ALL EXISTING FLOOR FINISHES AS NECESSARY.

5. ALL DEMOLITION WORK SHALL BE PERFORMED IN A NEAT AND WORKMANLIKE MANNER.  ALL 
SURFACES ADJACENT TO AND ABUTTING TO THOSE DESIGNATED "TO BE REMOVED" SHALL BE 
LEFT WITH A SMOOTH AND FLUSH APPEARANCE.

6. THE CONTRACTOR SHALL EXERCISE ALL REQUISITE CARE NECESSARY TO ENSURE THAT ALL  
EQUIPMENT, MATERIALS, FINISHES AND ASSEMBLIES WHICH ARE NOT BEING REMOVED ARE 
PROTECTED FROM DAMAGE DURING DEMOLITION AND SUBSEQUENT CONSTRUCTION 
OPERATIONS.

7. THE CONTRACTOR SHALL COORDINATE DEMOLITION WORK WITH OWNER TO ENSURE THAT 
IMPACTS ON THE BALANCE OF THE BUILDING ARE HELD TO A MINIMUM.

8. PREPARE ALL SURFACES TO RECEIVE THE NEW WORK AND FINISHES OF THE CONTRACT.

9. THE CONTRACTOR SHALL DESIGN, PROVIDE, INSTALL AND MAINTAIN ANY AND ALL 
TEMPORARY BRACING AS REQUIRED TO ENSURE THE STABILITY OF THE BUILDING ASSEMBLY 
AND/OR ANY SYSTEMS AND/OR SUB-ASSEMBLIES AND/OR SYSTEMS APPURTENANT THERETO 
UNTIL SAID ASSEMBLY AND/OR SUB-ASSSEMBLIES ARE COMPLETE, SELF-SUPPORTING AND/OR 
STABLE.
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WALL SECTION KEY NOTES:
(TYPICAL THIS SHEET ONLY)

1 INDICATES GRADE LINE

2 EXISTING FOUNDATION TO REMAIN; GC TO VERIFY CONDITION AND COORDINATE w/
ARCHITECT

3 EXISTING CONCRETE SLAB TO REMAIN

4 EXISTING ROOF CONSTRUCTION TO REMAIN

5 EXISTING STUD + CMU + BRICK WALL CONSTRUCTION TO REMAIN. CONTRACTOR TO CLEAN,
INSPECT, AND PROVIDE MASONRY REPAIR AND TUCKPOINTING AS REQUIRED AT EXISTING
BRICK AND BLOCK LOCATIONS

6 GLASS AND ALUMINUM STOREFRONT SYSTEM; SEE FRAME ELEVATIONS

7 EXISTING LINTEL TO REMAIN

8 ALUMINUM PLANK LONGBOARD CLADDING SYSTEM; SEE LIST OF MATERIALS

9 5/8" EXTERIOR GRADE SHEATHING

10 NEW ALUMINUM COMPOSITE PANEL SYSTEM (RAIN SCREEN AS SPECIFIED); SEE MATERIAL
SCHEDULE

11 NEW INTEGRAL ACM COPING, CAULK ALL SKYWARD JOINTS; CONTRACTOR TO INSPECT AND
PROVIDE CONTINUOUS WEATHERPROOFING MEMBRANE TO WORK IN CONJUNCTION w/
EXISTING ROOF MEMBRANE

12 NEW FLASHING w/ DRIP EDGE AND CONT. SEALANT

13 COLD FORMED METAL FRAMING CONSTRUCTION; DESIGN BY SPECIALTY CONTRACTOR
ENGINEER

14 C12 X 25 CARBON STEEL CHANNEL; PAINTED EP-1

18 EXISTING WALL BEYOND

19 SHIM SPACE W/ BACKER ROD AND SEALANT

15 MRT AND FRT WOOD BLOCKING

16 PROVIDE NEW SINGLE PLY ROOF MEMBRANE TO WRAP UP AND OVER NEW PARAPET;
PROVIDE TRANSITION MEMBRANE AT EISTING ROOF OVERLAP PER MANUFACTURER'S
RECOMMENDATIONS

17 AIR / MOISTURE BARRIER AS SPECIFIED

20 NEW GLASS AND ALUMINUM STOREFRONT SYSTEM IN EXISTING OPENING; CONTINUOUS
SEALANT ALL SIDES; SEE FRAME ELEVATIONS

21 NEW PREFINISHED BRAKE METAL FLASHING; FINISH TO MATCH EP-1

22 BUILDING MOUNTED SIGNAGE; COORDINATE POWER REQUIRMENTS w/ APPROVED SIGNAGE
DRAWINGS

23 NEW MASS POUR CONCRETE FOUNDATION; 42" DEEP MIN.

24 #5 REINFORCING BARS @ 24" O.C. DRILLED AND ANCHORED INTO EXISTING FOUNDATION W/
HILTI HY 200 ADHESIVE ANCHORS

25 FRONT FACADE PORTAL BEYOND

26 NEW LED ('L1') ON ALUMINUM SURFACE MOUNTING CHANNEL TO MATCH EP-1; SEE
LIGHTING FIXTURE SCHEDULE ON (A1.1)

27 1/2" PREFORMED EXPANSION JOINT MATERIAL

28 NEW ALUMINUM DOOR THRESHOLD

29 SEALANT JOINT

30 EXISTING STEEL LINTEL

31 NEW LOCATION OF SALVAGED EXIT SIGN

32 COLD FORMED BOX HEADER BY SPECIALTY CONTRACTOR ENGINEER

33 3/4" STEEL FLEX STRAPPING WELDED TO BACK OF STEEL C-CHANNEL; ANCHORED TO
PLYWOOD; NO VISIBLE FASTENERS ON CHANNEL

34 SINGLE CMU COURSE ON GRADE LINE GROUTED SOLID AS INDICATED

35 ANCHOR BOLT OR OTHER CONNECTION AS REQUIRED; METAL STUD TO CMU

36 1" ACM JOINT REVEAL AT INDICATED HORIZONTAL LOCATION TO PROVIDE SPACE FOR 'L1';
SEE A2.1 FOR COMPLETE EXTENTS
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3
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LIST OF MATERIALS

ACM-1 ALUMINUM COMPOSITE MATERIAL
MANUFACTURER: ALPOLIC
COLOR: TBL BLACK; 3-TBL-70
SIZE: 3MM
LOCATION: EXTERIOR FOR ENTRY PORTAL
GENERAL NOTES: ACM BY VENDOR PROVIDE 5/8" THICK
SUBSTRATE

074213 - METAL WALL PANELS

099113 - EXTERIOR PAINT

EP-1 EXTERIOR GRADE PAINT
MANUFACTURER: SHERMAN-WILLIAMS
COLOR: BLACK MAGIC SW6991
TYPE / STYLE: GLOSS
LOCATION: STEEL FRAMING

MISCELLANEOUS

FLASH FLASHING, FASCIA, THRU WALL FLASHING, GUTTERS AND
DOWNSPOUTS
MANUFACTURER: LOCAL MFR
COLOR: MANUFACTURER STANDARD COLOR TO MATCH EP-1
LOCATION: -
GENERAL NOTES: -

MTL-1 ALUMINUM PLANK
MANUFACTURER: LONGBOARD PRODUCTS
PRODUCT: V-GROOVE PLANKS
COLOR: LIGHT CHERRY; 15LCY
SIZE: 2 1/2"; 3V.145
LOCATION: EXTERIOR FOR ENTRY PORTAL
GENERAL NOTES: PROVIDE ALL NECESSARY FLASHING, TRIMS, AND
ACCESSORIES FOR A COMPLETE INSTALLED SYSTEM

ACM-2 ALUMINUM COMPOSITE MATERIAL
MANUFACTURER: ALPOLIC
COLOR: BLX BLACK; 3BLX-30
SIZE: 3MM
LOCATION: EXTERIOR SURROUNING FACADE
GENERAL NOTES: ACM BY VENDOR PROVIDE 5/8" THICK
SUBSTRATE

088000 - GLAZING

GL-1 EXTERIOR GLAZING
MANUFACTURER: VITRO ARCHITECTURAL GLASS
PRODUCT: SOLARBAN 70 (2) + CLEAR
LOCATION: EXTERIOR GLAZING
GENERAL NOTES: 1" INSULATED UNIT, PROVIDE LOW-E COATING ON
2ND SURFACE

GL-2 EXTERIOR GLAZING
MANUFACTURER: VITRO ARCHITECTURAL GLASS
PRODUCT: SOLARBAN 70 (2) + CLEAR
LOCATION: EXTERIOR GLAZING - ENTRY PORTAL UPPER PORTION
GENERAL NOTES: BACK PAINTED BLACK
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TYP 3" = 1'-0"

1 ALUMINUM DOOR THRESHOLD

STOREFRONT
SF2

NOTES:
1. PROVIDE SHIM/CAULK SPACE PER MANUFACTURER'S 

RECOMMENDATIONS
2. PROVIDE SEALANT & BACKER ROD (ALL SIDES)
3. PROVIDE ALUM. SILL PAN FLASHING AT ALL SILLS
4. INSTALL ALL GLAZING, STOREFRONT, ASSOCIATED 

COMPONENTS, INDICATED OR NOT, REQUIRED TO PROVIDE 
A COMPLETE, WATER-TIGHT STOREFRONT SYSTEM

5. GLAZING SYSTEMS SHALL BE DESIGNED IN ACCORDANCE 
WITH CHAPTER CHAPTER 26 OF THE MICHIGAN BUILDING 
CODE.  CONTRACTOR SHALL PROVIDE SHOP DRAWINGS 
AND TEST REPORTS CERTIFYING COMPLIANCE.

6. SAFETY GLAZING SHALL BE TESTED IN ACCORDANCE 
WITH CPSC 16CFR 1201 TYPE I OR TYPE II AS REQUIRED

7. ALL FRAMING MEMBERS SHALL BE ANODIZED ALUM.
8. "CURTAINWALL" TO BE KAWNEER 1600 SYSTEM 2 OR 

APPROVED EQUAL; "STOREFRONT" TO BE TRI-FAB 451 OR 
APPROVED EQUAL

STOREFRONT
SF1

STOREFRONT
SF3

STOREFRONT
SF4

STOREFRONT
SF5

DOOR SCHEDULE

NUMBER
ROOM
NAME

DOOR SIZE
HARDWA
RE SET

DOOR FRAME THRESHOLD
TYPE

LABEL REMARKS
MAT'L FINISH TYPE MAT'L FINISH TYPE

101 LOBBY (NEW)3'-0"x7'-0" - ALUM BLK ANOD FG ALUM BLK ANOD SF1 ADA (ALUM)

102 RESTROOM (EXIST)3'-0"x7'-0" - EXIST EXIST F EXIST EXIST - -

103 OFFICE (EXIST)3'-0"x7'-0" - EXIST EXIST F EXIST EXIST - -

104 OFFICE (EXIST)3'-0"x7'-0" - EXIST EXIST F EXIST EXIST - -

105 PRINTING/
COPYING

(EXIST)3'-0"x7'-0" - EXIST EXIST F EXIST EXIST - -

106 OFFICE (EXIST)3'-0"x7'-0" - EXIST EXIST F EXIST EXIST - -

George Smyrnis



City of Fraser 
CENTENNIAL COMMUNITY                                    

 
 
 
 
 

 
 
To:   Zoning Board of Appeals     Date:  12/12/2024 
 
From:  Deputy Clerk Greenia 
 
Re:  Interview of Candidate 
 
The City of Fraser Zoning Board of Appeals consists of seven (7) members who are 
registered electors of the City.  There is currently one vacant seat on the Board.   
 
After consideration of some candidates, Chairman Farina reached out to a Fraser 
resident who has agreed to serve on this Board.   
 
Tonight, the Zoning Board of Appeals will interview Scott Wahl for this vacancy. If 
the Board agrees after the interview to recommend him for appointment to the ZBA 
this will then go to City Council.  This vacancy has a term end date of 12/31/2025. 
    
 
 

CITY MANAGER  
Elaine Leven 
CITY CLERK 
August Gitschlag 
 

MAYOR 
Michael Lesich 

MAYOR PRO-TEM 
Dana Sutherland 

COUNCIL 
Amy Baranski 
Patrick O’Dell 

Kenny Perry, Jr. 
Patrice Sutherland 

Sherry Stein 
 
 
 
 
 









 

Memorandum 
 

TO: Fraser Zoning Board of Appeals 
FROM: Lauren Sayre, AICP  
SUBJECT: Election of Officers, Zoning Board of Appeals  
DATE: December 23, 2024 
 

This memo provides an overview of the process for election of offices. This information is sourced from the 
Zoning Board of Appeals By-Laws as amended November 7, 2019.  

ELECTION OF OFFICERS 
Nomination 
Officers shall be nominated orally at the election meeting. which shall be held at the first scheduled meeting in 
January or, if no meeting is held, the first meeting of the Board thereafter. Only those members present for the 
election are eligible for nomination. However, the election may be postponed by a majority of those present in 
order to allow an opportunity for additional members to be present. In such instance, if willing and able, officers 
shall continue to serve in their roles until their successors are elected. 
 
Nominees shall accept or decline the nomination prior to the vote for such office. 
 
Election 
Below is the process for electing officers. 
 
1. Election for each office shall be held immediately after nominations for that office. 
2. The election shall be by oral vote. 
3. A simple majority of the Board members voting is needed to elect an officer. 
4. In the case of two consecutive tie votes for an office, the election for that office shall be postponed until the 

next regular meeting. 
5. In the event only one Board member is nominated for any office, the Board may dispense with the voting 

process and declare that position filled by acclamation. 
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OFFICERS 

The Zoning Board of Appeals must elect the following offices. 

Officer Responsibility/Authority  

Chairperson 

A. The Chairperson shall be the chief executive officer of the Board and shall preside at all meetings of 
the Board. The Chairperson shall appoint all committees or advisory committees established and 
provided for by the Board and shall be an ex-officio member of all committees. 

B. The Chairperson shall have the right and duty to vote as a Board member on all matters before the 
Board. 

C. The Chairperson shall have the right to introduce a motion as anyother Board member. 
D. The Chairperson shall attest to the official minutes. 
E. The Chairperson shall perform all the additional duties and responsibilities which are a normal part of 

that office. 

Vice-
Chairperson 

A. The Vice-Chairperson shall assume all duties of the Chairperson during any period of absence or 
disability of the Chairperson. 

B. The Vice-Chairperson shall work with the City Administration to prepare an annual report in 
accordance with Article IX. 

Secretary 

A. The Secretary shall, with the assistance of the City staff, keep the minutes and records of the Board, 
prepare the agenda of regular and special meetings with the Chairperson, provide notice of meetings 
to Board members, notify the City Clerk relative to the proper and legal notice of hearings, receive and 
respond to correspondence as directed by the Board, maintain records of attendance for members of 
the Board, affix his/her signature to all correspondence, arrange publications on behalf of the Board, 
and perform such other duties as are normally carried out by the Secretary. 

B. The Secretary shall sign official minutes approved by the Board, routine correspondence of the Board, 
and other documents requiring certification. Resolutions approved by the Board shall be signed by the 
Secretary and the Chairperson. 

C. If the elected Secretary is not in attendance at a meeting, the Chairperson may appoint a temporary 
Secretary to perform the duties of Secretary at that meeting. 

D. In the event of the absence or inability of the Chairperson and the Vice-Chairperson to discharge the 
duties of the Chairperson, the Secretary shall appoint a temporary Chairperson. 

E. The Secretary shall call the roll for all roll call votes, and shall track affirmative and negative votes for 
all motions to assist the Chairperson with determining whether the measure passes or fails. 

OFFICERS TERM 
F. All officers shall serve for a term of one (1) year or until successors are elected. 
G. All current officers of the Board shall be eligible for re-election or for any vacancy of office. 
H. No member of the Board shall hold more than one elected office at any given time. 

2023 & 2024 OFFICERS 
The table below is for reference only, as the ZBA is not term restricted.  

Office 2023 2024 
Chairperson Mark Stimac / Frank Farina Frank Farina 

Vice-Chairperson Frank Farina / Michael Lesich Mark Burley 

Secretary Rosanne Menedez Rosanne Menedez 
 



 2024 ANNUAL PLANNING AND ZONING REPORT AND 2025 WORK PLAN 
City of Fraser, Michigan 

 
INTRODUCTION AND PURPOSE OF THE ANNUAL PLANNING REPORT 
As required per the Michigan Planning Enabling Act (MPEA) Act 33 of 2008, as amended, the Planning 
Commission shall submit a report of its 2024 activities to the Fraser City Council: 
 

“A planning commission shall make an annual written report to the legislative body concerning its 
operations and the status of planning activities, including recommendations regarding actions by the 
legislative body related to planning and development.” 

In addition to fulfilling this requirement, the Annual Report increases information-sharing between staff, boards, 
commissions, and the governing body and assists with these entities with anticipating, preparing, and budgeting 
for upcoming priorities.  

PLANNING COMMISSION MEMBERSHIP 
The following citizens dedicated their time to serving  
the City of Fraser as Planning Commissioners in 2024: 
• Frank Farina, ZBA Liaison 
• Joann Barr 
• John Keil 
• Kathy Czarnecki, Chairperson 
• Randy Warunek, Vice Chairperson  
• Renee Meyer, Secretary 
• Trevor Tuller 

PLANNING COMMISSION MEETINGS 
The Fraser Planning Commission met eleven times in 
2024. This meets and exceeds the requirements of  
the MPEA, which requires a minimum of four  
meetings annually. 
1. Wednesday, January 3, 2024 
2. Wednesday, February 7, 2024 
3. Wednesday, March 6, 2024 
4. Wednesday, April 3, 2024 
5. Wednesday, May 1, 2024 
6. Wednesday, June 5, 2024 
7. Wednesday, July 15, 2024 
8. Wednesday, August 7, 2024 
9. Wednesday, October 2, 2024 
10. Wednesday, November 6, 2024 
11. Wednesday, December 4, 2024 

ZONING BOARD OF APPEALS MEMBERSHIP  
The following citizens dedicated their time to serving the 
City of Fraser as Zoning Board Members 2024: 

• Emma Stasek 
• Frank Farina, Chairperson, PC Liaison 
• Joseph Chimenti 
• Mark Burley, Vice Chairperson 
• Patrick Green 
• Rosanne Menendez, Secretary 
 

ZONING BOARD OF APPEALS MEETINGS  
The Fraser Zoning Board of Appeals met nine times in 
2024. 

1. Thursday, January 18, 2024 
2. Thursday, March 7, 2024 
3. Thursday, April 4, 2024 
4. Thursday, May 2, 2024 
5. Thursday, July 18, 2024 
6. Thursday, August 1, 2024 
7. Thursday, September 5, 2024 
8. Thursday, November 7, 2024 
9. Thursday, December 5, 2024 

Planning Commission and Zoning Board 
of Appeals 

2024 Annual Planning and Zoning 
Report to City Council 
City of Fraser, MI 



 2024 ANNUAL PLANNING AND ZONING REPORT AND 2025 WORK PLAN 
City of Fraser, Michigan 

2024 in Review  
The following tables outline the various development reviews (site plan, special land use, etc.) considered by the 
Planning Commission and variances that were considered by the Zoning Board of Appeals in 2024. Variances are 
reported to reflect on potential challenges or obsolete regulations within the existing Zoning Ordinance, and to 
possibly inform future direction for the Planning Commission.  
 
DEVELOPMENT REVIEWS 

 City ID Project Type Location Description Status Date 

RZ 23-02 
Conditional 
Rezoning 

32981 (32971) & 
32875 Utica Road, 
Sheetz 

Request to rezone two (2) parcels from Community 
Business District (CBD) to Commercial General (CG) 
for the purposes of constructing and opening a 24-hour 
fast food and gas station business.  

PC 
recommend 
denial. City 
Council 
approved 
on October 
30, 2024. 

January 3, 2024 

SLU 24-01 
Special Land Use 
Review 

34400 & 34500 
Utica Road, 
Hockeyland/Big Boy 

To modify the conditions of the special land use 
approval of 2/3/21 to operate a drive-through in the 
General Commercial District in front of Hockeyland. 

Approved, 
with 
conditions 

March 6, 2024 

SP 24-01 Site Plan Review 
34400 Klein Road, 
Foundations 
Solutions 

To construct an additional driveway/parking lot and 
dumpster enclosure within the IR, Industrial Restricted 
District. 

Approved, 
with 
conditions 

June 5, 2024 

SP 23-04 Site Plan Review 
34575 Commerce 
Road, Kelly 
Commerce Center 

Request to add outdoor storage of 25 school buses to 
the rear of the building. 

Withdrawn November 6, 2024 

SP 24-02 Site Plan Review 
31253 & 31285 
Utica Road, Sunbelt 
Rentals 

To construct a new parking and gravel storage area 
with an 8ft chain link fence. 

Approved, 
with 
conditions 

July 15, 2024 

SP 24-03 
Site Plan Review 
(Exterior Façade) 

16000 15 Mile 
Road, Signature 
Square 

Request to change the façade of the retail center, 
located in the CG, Commercial General District. 

Approved August 7, 2024 

SP 24-05 
Site Plan 
Amendment 
Review 

34835 Utica Road, 
Meijer 

Request to reduce parking spaces to create a new 
outlot development. 

Approved October 2, 2024 

SLU 24-02 
SP 24-04 

Special Land Use / 
Site Plan Review 

34625 & 34835 
Utica Road, Mister 
Car Wash 

To construct a new automatic tunnel car wash with 
exterior vacuum stalls and associated parking, on 
Meijer’s property. 

Approved, 
with 
conditions 

December 4, 2024 

SP 24-06 
Site Plan Review 
(Exterior Façade) 

32925 Groesbeck 
Highway, Fraser 
Optical 

Request to change the façade of the retail center, 
located in the CG, Commercial General District.  

Approved, 
with 
conditions 

November 6, 2024 
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APPROVED DEVELOPMENTS  

Below, please find a brief photo library of developments approved by the Fraser Planning Commission in 2024: 

 
Special Land Use: Hockeyland/Big Boy (SLU 24-01) 
 

  

Site Plan Review: Foundation Solutions (SP 24-01) 

Site Plan Review: Sunbelt Rentals (SP 24-02)  Site Plan Review: Exterior Façade, Signature Square  
(SP 24-03) 

Site Plan & Special Land Use Review: Mister Car Wash  
(SP 24-04, SLU 24-02)  

Site Plan Review: Exterior Façade, Fraser Optical  
(SP 24-06) 
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City of Fraser, Michigan 

ZONING APPEALS 

  City ID Project Type Location Description Status Date 

ZBA 23-05 
Dimensional 
Variance 

31471 Utica Road, 
Monticello 

To increase the maximum sign area within the prohibited 
vertical dimensions of 4 ft. and 10 ft.  

Approved 
January 18, 
2024 

ZBA 24-01 Use Variance 

16659 E. 14 Mile 
Road, Suite B, 
Schott’s Market 
Storage Building 

To allow a powder-coating business, which is allowed in the 
Industrial Restricted (IR) District in the Community Business 
District (CBD) District.  

Denied April 4, 2024 

ZBA 24-02 
Dimensional 
Variance 

31253/31285 Utica 
Road, Sunbelt 
Rentals 

To allow a front setback for parking (87.13ft requested) and a 
storage unit (51.6ft requested) in the Industrial Controlled (IC) 
District, which requires a 110ft parking setback; To allow a front 
setback for a fence in (51.6ft requested) in the IC District, 
which requires a 110ft parking setback. 

Approved May 2, 2024 

ZBA 24-03 
Dimensional 
Variance 

3440 Klein Road, 
Foundation Solutions 
360 

To increase the existing nonconforming front parking setback 
from 63ft to 51ft in the Industrial Restricted (IR) District; To 
modify approved variance conditions of ZBA 22-03 that require 
a shared parking agreement with adjacent property owners. 

Approved May 2, 2024 

ZBA 24-04 
Dimensional 
Variance 

34835 Utica Road, 
Meijer 

To reduce the number of required off-street parking spaces for 
a commercial business from 1,079 parking spaces to 999 
parking spaces (1,608 spaces required). 

Approved 
September 5, 
2024 

ZBA 24-05 
Dimensional 
Variance 

31253 Utica Road, 
Sunbelt Rentals 

To allow a 10ft greenbelt planting strip along the north property 
line in the Industrial Controlled (IC) District, which required a 
20ft greenbelt planting strip. 

Approved, 
with 
conditions  

August 15, 2024 

ZBA 24-06 Use Variance 
33420 Utica Road, 
Bearing Construction 
and Consulting, LLC 

To allow construction of multiplex buildings consisting of seven 
two-family dwellings on site with associated parking in the 
Residential Medium – One Family (RM) District.  

Approved, 
with 
conditions 

November 7, 
2024 

ZBA 24-07 
Dimensional 
Variance 

34625/34835 Utica 
Road, Mister Car 
Wash 

To allow the applicant to exceed the maximum allowed 
footcandle illumination measurement in a commercial use in 
the driveway (21 requested, 4 permitted), in the parking areas 
(21 requested, 4 permitted), and in walks (33 requested, 2 
permitted). 

Postponed 
December 5, 
2024 
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APPROVED VARIANCES 

Below, please find a brief photo library of variances approved by the Fraser Zoning Board of Appeals in 2024: 

 

Dimensional Variance: Parking space reduction 
(ZBA 24-04) 

Dimensional Variance: Setbacks for storage area/fence 
(ZBA 24-02)  

Dimensional Variance: Sign Area, Monticello  
(ZBA 24-03) 

Dimensional Variance: Front Parking Setback, 
Foundation Solutions (ZBA 24-03) 

Dimensional Variance: Greenbelt, Sunbelt 
Rentals (ZBA 24-05) 

Use Variance: Two-family dwellings in RM District 
(ZBA 24-06) 
 



 2024 ANNUAL PLANNING AND ZONING REPORT AND 2025 WORK PLAN 
City of Fraser, Michigan 

ZONING ORDINANCE UPDATES 

Ordinance Section Overview Status 

Sec. 32-85 

(Article 5) 

To update the Sign Ordinance to bring it up to current practices and ensure compliance with 
recent Federal legislation.  

Adopted November 14, 
2024 by City Council. 

 

 

 
ZONING ADMINISTRATION 
The following section provides a high-level overview of the daily zoning administration activities. Below is a table 
of permits issued in 2024, which includes building, mechanical, plumbing, etc. as well as zoning related permits. 

         2024 Permits 

Permit Type Permits Issued 

 Fence 63 
 Patio 3 
 Concrete 61 
 Deck 9 
 Garage 1 
 Generator 24 
 Pool/Spa 7 
 Porch 2 
 Shed 4 
 Other 950 
 Total 1,124 

 

In 2024, there were a total of 1,352 enforcements issued. Frequent enforcements were due to grass and weeds, 
work without permit, blight/nuisance, and certificate of occupancy violations.  
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LOOKING AHEAD: 2025 WORK PLAN 
By preserving what Fraser already has, and enhancing those elements that can be improved, 

the city can continue to afford residents and visitors with a high-quality place to live, work and 

play.  

 
In the coming year, the following are additional projects the Planning Commission may 
undertake: 

 

 

 

MASTER PLAN UPDATE 
The current 2021 Master Plan reflects 5-year 
planning goals and priorities, through 2026. 
Therefore, an update of the Master Plan will be 
pertinent in 2025. 

2021 MASTER PLAN IMPLEMENTATION 
Some of the high priority implementation projects as 
outlined in the 2021 Master Plan include: 
 

• Establishment of a Downtown 
Development Authority (DDA). 

• Business attraction and retention efforts. 
The Planning Commission will support 
business retention and attraction in 
whatever ways most feasible in 2024. This 
includes exploring enrollment in the 
Redevelopment Ready Communities 
program run by the Michigan Economic 
Development Corporation. 

• Implementation of new districts (and 
revisions to existing districts) such as Flex 
Corridor Overlay District and Central 
Business District (Core and Fringe). 

• Continuing to develop and maintain the 
City’s sidewalk network. Using SEMCOG 
grant funds, the Planning Commission 
should support and amplify the Sidewalk 
and Pathway Network Gaps Planning 
efforts, including community engagement 
and planning for the construction and/or 
repair of sidewalks, especially along major 
thoroughfares.

 

FULL ZONING ORDINANCE UPDATE 
In 2025, one of the Planning Commission’s work 
program priorities will include a full Zoning Ordinance 
rewrite, which will include necessary Ordinance updates 
to address current issues and begin to modernize the 
Zoning Ordinance. Current issues that will be 
addressed include: 
 

• Maximum Illumination Standards 
Review maximum illumination standards 
against modern best practices and clarify vague 
language in existing ordinance. 
 

• Parking Minimums 
Assess the proliferation of parking minimums 
throughout the Zoning Ordinance and identify 
opportunities to reduce or remove them. 

 
• Driveways and lot coverage 

Clarify driveway expansion regulations and 
exploring permeable material allowed for 
parking and driving areas.  
 

• Automatic Car Wash Standards 
On November 14, 2024, City Council adopted a 
moratorium on new car wash development so 
that Planning and Legal could review best 
practices and recommend ordinance 
amendments to address the modernization of 
these intensive uses. 
 

• Transparency Requirements 
Update building transparency requirements. 
The Planning Commission conducted research 
in 2022 regarding building transparency 
requirements in surrounding communities. 
These findings should be used to update the 
building transparency requirements in the 
Zoning Ordinance.  
 
 

 
 
 



 

 
 
November 18, 2024 
 
Hon. Members of the Zoning Board of Appeals 
City of Fraser 
33000 Garfield Road 
Fraser, Michigan 48026 
 
 
SUBJECT:  ZBA REPORT #1 
  #24-07 VARIANCE REQUEST / MISTER CAR WASH 
   
APPLICANTS:  MISTER CAR WASH 

SECTION: SECTION 32-86(6), PROVISIONS PERTAINING TO MAXIMUM LIGHTING ILLUMINATION FOR 
A COMMERCIAL USE. 

 
LOCATION:  34625 & 34835 UTICA ROAD, FRASER, MICHIGAN 48026 
 
REQUEST:   TO OBTAIN A VARIANCE FROM ZONING ORDINANCE STANDARDS TO ALLOW THE 

APPLICANT TO EXCEED THE MAXIMUM ALLOWED FOOTCANDLES ILLUMINATION 
MEASUREMENT IN A COMMERCIAL USE.  

• THE PROPOSED MAXIMUM ILLUMINATION IN THE DRIVEWAY IS 21 
FOOTCANDLES WHERE ONLY 4 FOOTCANDLES ARE PERMITTED. 
  

• THE PROPOSED MAXIMUM ILLUMINATION FOR PARKING AREAS IS 33 
FOOTCANDLES WHERE ONLY 4 FOOTCANDLES ARE PERMITTED. 
 

• THE PROPOSED MAXIMUM ILLUMINATION FOR WALKS IS 33 FOOTCANDLES 
WHERE ONLY 2 FOOTCANDLES ARE PERMITTED FOR WALKS. 

 
 
Dear Members of the Zoning Board of Appeals: 
 
We have reviewed the above referenced application for exceeding illumination levels– as they do not meet the 
requirements of the code – and have prepared the following report. The report identifies the relevant facts about 
the property and the proposal. The report also provides our professional opinion about how the relevant sections 
of the ordinance that guide the ZBA’s decisions apply to this requested variance.      

ADMINISTRATIVE STATEMENT OF FACTS 
The applicant, CWP West, LLC (Mr. Car Wash 
representative), is seeking site plan approval for their 
proposed development at 34625 & 34835 Utica Road 
for an auto wash. The city’s zoning ordinance outlines 
maximum foot candle levels for illumination for 
buildings within a commercial district. The applicant is 
requesting three variances to exceed the required 
maximum illumination levels within the driveway, 
parking areas, and walks.  
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ZONING BOARD OF APPEALS VARIANCES AND BOARD ACTION  RESTRICTIONS 
The ZBA is a body of limited powers. §32-228 explains how Fraser administers variance requests. Where there 
are practical difficulties or unnecessary hardships in the way of strict enforcement of the zoning ordinance, the 
ZBA may grant appeals to vary or modify any zoning provisions that apply to dimensional standards like 
construction, structural changes in equipment, or alteration of buildings or structures. The ZBA’s actions must 
uphold the zoning ordinance, secure public safety, and provide substantial justice for all property owners. 

The ZBA must consider whether the property in question exhibits practical difficulty, like geographical or 
topographical conditions that impair its improvements without the modifications requested. 

As described in §32-228(a)(2), the ZBA must find evidence of evidence that: 
• all the facts and conditions of a. thru d. exists,  
• or e. or f. exists independently, to grant a variance.  

 

Our comments related to the proposal follow each clause in bold.  

a. That there are exceptional or extraordinary circumstances or conditions applying to the property in question or 
as to the intended use of the property that do not apply generally to other properties in the same zoning 
district. 
 

Applicant Comments This applicant states the unique characteristics for the use of the property 
includes the performance by customers of tasks outside their vehicle such as 
vacuuming, drying and applying of specialty products creates a unique and 
extraordinary circumstance not found on other properties in the GC – General 
Commercial zoning. 

Planning Comments We do not find that performing tasks outside vehicles is unique to this 
property. For example, gas stations also require customers to leave their 
vehicle and perform tasks.  

 

b. That such variance is necessary for the preservation and enjoyment of a substantial property right like that 
possessed by other properties in the same vicinity. The possibility of increased financial return shall not of 
itself be deemed enough to warrant a variance. 
 

Applicant Comments Without the granting of this variance, it would create an unsafe condition 
on the site which may not allow this project to move forward. By allowing the 
light illumination to be enhanced during operating hours, this will allow Mister 
Car Wash to safely operate and for the existing, vacant site to be 
redeveloped into a state-of-the art express tunnel car wash. 

Planning Comments We note that the proposed operation hours are from 7am to 8pm, as 
indicated in the Special Land Use application, and defer to the applicant if this 
has changed. We do not believe granting this variance is necessary for the 
preservation or enjoyment of a substantial property right like that possessed 
by other properties. To the north, Auto Zone (CG zoned), is compliant with 
the lighting ordinance. Additionally, other CG, auto-centric uses have 
committed to compliant lighting plans.  
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c. That the authorizing of such variance will not be of substantial detriment to adjacent property and will not 
materially impair the intent and purpose of this chapter or the public interest. 
 

Applicant Comments The site sits within a GC - General Commercial zone, with commercial uses 
and/or Public Right of Way on all sides of the site. The light level at the 
property lines will meet all city ordinances and the elevated illumination levels 
will be mitigated onsite during non-operating hours by turning off the POS 
canopy lighting and every other vacuum light arm. Elevated light illumination 
levels will have no adverse effects on neighboring property owners/users. 

Planning Comments We do not find that granting this variance will materially impair the intent and 
purpose of this chapter or the public interest, as the site does not abut any 
non-commercial uses and is located on a major throughfare.  

 

d. That the conditions or situation of the specific piece of property, or the intended use of the property for which 
the variance is sought, is not of so general or recurrent in nature as to create a general rule for such condition 
or situation. 

 
Applicant Comments Due to the specialized nature of a car wash with exterior vacuums, the 

vacuums necessitate a Special Land Use within the City of Fraser zoning 
ordinances. This, coupled with the fact that there are no other express tunnel 
car washes with exterior vacuums located within the City of Fraser indicates 
the unique circumstance is not so common as to warrant a general rule for 
such condition. 

Planning Comments We find that the conditions for which the variance is sought may not be 
unique to the use. The variance sought is for increased illumination levels to 
necessitate safe travel and usage or services within the site. This may be 
applicable to other auto-centric uses such as carry-out or drive through 
restaurants, gas stations, or other auto service uses. 

 

OR 

e. That the modification to setback, location, site or building requirements is sponsored by the Planning 
Commission for a specific proposal that benefits the City by providing better design or efficient use of 
the site or results in a more creative development (all fees to be paid by the applicant). 

 

The Planning Commission did not sponsor this proposal as a part of a site plan and/or special 
land use approval. 

OR 

f. That phasing of required site plan improvements may be warranted because the cost of such 
improvements is relatively high in relation to the total cost of the applicant's development or addition. 
Planning Commission recommendations shall be required, together with a financial security in the 
amount of the deferred improvements. 

 

The applicant cannot meet the zoning ordinance’s standards through phasing or deferment; 
therefore, the scenario does not apply. 
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CONCLUSION 
We do not find that all the conditions specified in the ordinance for granting a variance are met. Additionally, we 
do not find a practical difficulty or unnecessary hardship that would necessitate the granting of this variance. For 
those reasons, we recommend denying the requested variances for increased illumination levels.  

Please let me know if you have any questions. 

Respectfully Submitted, 
 

 
 
Alicia Warren  Lauren Sayre, AICP 
Assistant Planner        Associate Planner 
 
 
 
 
Cc: Applicant 

City Manager  
Building Official 
City Attorneys 



 
 
 

NOTICE OF ZONING BOARD OF APPEALS HEARING 
 
NOTICE IS HEREBY GIVEN that the City of Fraser Zoning Board of Appeals will meet on Thursday, 
December 5, 2024, at 7:00 p.m. in the Fraser City Hall Council Chambers at 33000 Garfield Road, 
located at the southeast corner of Fourteen Mile and Garfield Roads, Fraser, Michigan for the purpose of 
conducting a Public Hearing and making a decision on the following request: 
 
APPEAL #24-07: VARIANCE REQUEST / Mister Car Wash 
             
BY REASON OF: SECTION 32-86(6), PROVISIONS RELATING TO LIGHTING MAXIMUM 

ILLUMINATION FOR A COMMERCIAL USE. 
                          
PURPOSE OF REQUEST:      TO OBTAIN A VARIANCE FROM ZONING ORDINANCE STANDARDS 

TO ALLOW THE APPLICANT TO EXCEED THE MAXIMUM ALLOWED 
FOOTCANDLES ILLUMINATION MEASUREMENT IN A COMMERCIAL 
USE.  

• THE PROPOSED MAXIMUM ILLUMINATION IN THE 
DRIVEWAY IS 21 FOOTCANDLES WHERE ONLY 4 
FOOTCANDLES ARE PERMITTED.  

• THE PROPOSED MAXIMUM ILLUMINATION FOR PARKING 
AREAS IS 33 FOOTCANDLES WHERE ONLY 4 
FOOTCANDLES ARE PERMITTED. 

• THE PROPOSED MAXIMUM ILLUMINATION FOR WALKS IS 
33 FOOTCANDLES WHERE ONLY 2 FOOTCANDLES ARE 
PERMITTED FOR WALKS. 

                                                                                                
PROPERTY IN QUESTION:   34625 AND 34835 UTICA ROAD, FRASER, MI 48026 
 
 
 
NOTICE IS FURTHER GIVEN that any interested person may appear and comment upon the proposed 
request in person, or by agent or attorney during the public hearing to be held on the date and time of the 
meeting. Pertinent information relating to the application may be reviewed at the Fraser Building 
Department during regular business hours which are 8:00 a.m. to 4:30 p.m., Monday through Friday at 
the Fraser City Hall, 33000 Garfield Road, Fraser, Michigan. Questions regarding the requested variance 
can be directed to the Planner, c/o Building Department at 586-293-3100. Written comments may be 
submitted to the Fraser Building Department at 33000 Garfield Road, Fraser, Michigan 48026, or email to 
the Building Department at zoning@micityoffraser.com up to 4:30 p.m. of the meeting date. 
 
The City of Fraser will provide necessary, reasonable auxiliary aids and services to individuals with 
disabilities at the meeting upon four (4) days’ notice to the Building Department at the phone number set 
forth above. 
 

mailto:zoning@micityoffraser.com


 

 

                CITY OF FRASER 
        APPLICATION FOR APPEAL 
       ZONING BOARD OF APPEALS 

         

Office Use Only 
 
APPEAL #____________________ 
 
DATE OF MTG._______________ 
 
DATE REC’D_________________ 
 
RECEIPT #:___________________ 

GENERAL LOCATION OF PROPERTY: 
 
ADDRESS____________________________               ________ _CROSS STREETS:________________________ 
 
LEGAL DESCRIPTION (Lot number, subdivision, metes/bounds or attach on a separate sheet): 

_______________________________________________________________________________________ 

_______________________________________________________________________________________ 
 
BASIS FOR REQUEST: (Hardship or practical difficulty imposed by Ordinance):  
 
_______________________________________________________________________________________ 
 
_______________________________________________________________________________________ 
 
SECTION OR ORDINANCE INVOLVED: _________________________________________________ 
 
 
ZONING DISTRICT OF PROPERTY: ________ _____________________________________________ 
 
 
 

CIRCLE ALL THAT APPLY: 
VARIANCE  APPEAL  TEMPORARY   INTERPRETATION 

 

APPLICANT 
NAME AND ADDRESSES OF PARTIES OF INTEREST AND/OR APPLICANT SETTING FORTH THE LEGAL INTEREST 
IN SAID PREMISES: 
APPLICANT:__________________________________________________________________ 

ADDRESS:____________________________________________________________________ 

PHONE:_____________________________________INTEREST:_______________________ 

APPLICANT:__________________________________________________________________ 

ADDRESS:____________________________________________________________________ 

PHONE:_____________________________________INTEREST:_______________________ I (We) hereby request a hearing on the above-mentioned matter before the City of Fraser Zoning board of 

Appeals. The undersigned swear(s) the foregoing statements and answers herein contained and accompanied 

information and data are in all respects true and complete. I (we) grant permission to Members of the Zoning 

Board of Appeals and to the City of Fraser Administration to enter the land in order to view the outside  

premises in preparation for hearing our case. 
 
Signature of Applicant:_____________________________________________________Date:__________ 
 
Signature of legal property owner (if not applicant): ______________________________Date:__________ 
 

11/6/2024
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Basis for Request 

 

Due to the unique nature of the use with a mixture of vehicles and people traversing the site, and 

customers outside of their vehicles performing tasks, it’s important that elevated, safe light levels be 

provided.  The vacuum stalls in par�cular are not parking stalls, rather they are vacuum sta�ons where 

customers park and exit their vehicles to perform specific tasks.  These tasks include vacuuming out 

vehicles, drying off residual water or applying specialty products they may use.  Customers require 

elevated & safe light levels to see what they’re doing as they work to safely navigate around their 

vehicle while performing these tasks.  Addi�onally, these elevated light levels allow other drivers to 

safely see those customers u�lizing a vacuum sta�on.    

 

The Pay Sta�on Canopy provides an area where Mister Car Wash team members assist customers as 

they make their purchase selec�on via the POS kiosk.  The mixture of employees and vehicles, coupled 

with the nature of the transac�ons occurring require elevated and safe light levels.  

 

Unlike other comparable uses where customers may park their vehicle and pump fuel, or park and walk 

into a retail store, the Mister Car Wash customer is u�lizing the vacuum sta�ons as they perform tasks in 

and out of their vehicles all while having automo�ve traffic maneuvering around them.   

 

Mister Car Wash requests approval for a variance to allow light levels to exceed 4.0 foot candles in the 

Driveway and Parking areas and the Walks to exceed 2.0 foot candles.  The not to exceed foot candles 

desired is 21 fc on the Driveway, Parking areas and Walks and 33.0 foot candles under the POS Canopy.  

 

At no �me will light levels exceed those allowed by code at the property line.  Addi�onally, Mister Car 

Wash intends to turn the POS canopy ligh�ng and every other vacuum light arm off during non-

opera�ng hours.   

 

To approve a variance request, the Zoning Board shall find evidence that all the following facts and 

condi�ons of a. through d. exist. 

 

Sec�on 32-228 Variance Approval Criteria 

a) That there are exceptional or extraordinary circumstances or conditions applying to the 

property in question or as to the intended use of the property that do not apply generally to 

other properties in the same zoning district. 

RESPONSE:  As noted above in the narrative, the performance by customers of tasks 

outside their vehicle such as vacuuming, drying and applying of specialty products 

creates a unique and extraordinary circumstance not found on other properties in the 

GC – General Commercial zoning.   

b) That such variance is necessary for the preservation and enjoyment of a substantial property 

right similar to that possessed by other properties in the same vicinity. The possibility of 

increased financial return shall not of itself be deemed sufficient to warrant a variance. 

RESPONSE:  Without the granting of this variance, it would create an unsafe condition 

on the site which may not allow this project to move forward.  By allowing the light 

illumination to be enhanced during operating hours, this will allow Mister Car Wash to 

safely operate and for the existing, vacant site to be redeveloped into a state-of-the-

art express tunnel car wash.    



c) That the authorizing of such variance will not be of substantial detriment to adjacent property 

and will not materially impair the intent and purpose of this chapter or the public interest. 

RESPONSE:  The site sits within a GC - General Commercial zone, with commercial uses 

and/or Public Right of Way on all sides of the site.  The light level at the property lines 

will meet all city ordinances and the elevated illumination levels will be mitigated on-

site during non-operating hours by turning off the POS canopy lighting and every other 

vacuum light arm.  Elevated light illumination levels will have no adverse effects on 

neighboring property owners/users.    

d) That the conditions or situation of the specific piece of property, or the intended use of the 

property for which the variance is sought, is not of so general or recurrent in nature as to 

create a general rule for such condition or situation. 

RESPONSE:  Due to the specialized nature of a car wash with exterior vacuums, the 

vacuums necessitate a Special Land Use within the City of Fraser zoning ordinances.  

This, coupled with the fact that there are no other express tunnel car washes with 

exterior vacuums located within the City of Fraser indicates the unique circumstance is 

not so common as to warrant a general rule for such condition.   
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Statistics

Description Symbol Avg Max Min Max/Min Avg/Min

Calc Zone #1 1.5 fc 32.2 fc 0.0 fc N/A N/A

Stat Zone # 1 5.1 fc 32.2 fc 0.3 fc 107.3:1 17.0:1

Schedule

Symbol Label Quantity Manufacturer Catalog Number Description
Number

Lamps

Lumens

Per

Lamp

Light Loss

Factor
Wattage Wattage

F11
9 Lithonia

Lighting

ARC2 LED P4 40K ARC2 LED WITH P4 -

PERFORMANCE PACKAGE,

4000K

1 4124 1 29.4252

AC1
8 LSI

INDUSTRIES,

INC.

CRUS-SC-SLW-50 1 5954 1 38

VC1
14 G&G Industrial

Lighting

GPX6-SO-40K-GC VACUUM CANOPY ARCH LIGHT 1 3600 1 27

L14H

1 Lithonia

Lighting

RSX1 LED P2 40K R4

HS

RSX LED Area Luminaire Size 1

P2 Lumen Package 4000K CCT

Type R4 Distribution with HS

shield

1 6554 1 72.95

L24
1 Lithonia

Lighting

RSX1 LED P2 40K R4S RSX Area Fixture Size 1 P2

Lumen Package 4000K CCT

Type R4S Distribution

1 9621 1 145.8934

L12H

2 Lithonia

Lighting

RSX1 LED P2 40K R3

HS

RSX LED Area Luminaire Size 1

P2 Lumen Package 4000K CCT

Type R3 Distribution with HS

shield

1 6909 1 72.95
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Monthly Planning & Zoning Report 
For December 2024 

 

McKenna provides day-to-day assistance to the City, applicants, and the public regarding zoning, planning and 
economic development matters. 

PLANNING, ZONING, DESIGN & ECONOMIC DEVELOPMENT ACTIVITY  
As part of our services to the City, McKenna reviews Planning Commission applications and provides 
recommendations on long range planning, land use, zoning, and design. The following is a summary of active 
developments; yellow highlighting indicates new updates for the month. 

PROJECT # / 
ADDRESS SCOPE STATUS / NEXT STEPS 

SP21-08 
 
34400 Utica 
Hockeyland Outlot 
 
SLU 24-01 

Site plan approval with conditions 
granted on August 4, 2021. 

Site plan approval extended for 12 months, August 2, 2023, 
subject to site plan amendment approval. Approved to apply 
for foundation permits. 
 
Revised site plan approved at September PC meeting. CofO 
contingent on satisfaction of all PC conditions of approval. 
 
Lot split application approved in October 2022. Approved to 
move forward with the process without finalized parking 
agreement. 

Construction underway. 

Planning Commission conditionally approved the site plan 
with amendments to the conditions regarding off-site shared 
parking agreements.   

SLU modification approved at March 6, 2024 PC Meeting.  

Big Boy / Hockeyland management met with City (building, 
planning, engineering, legal) and has submitted a plan to 
complete all outstanding items by September 30, 2024. 

Big Boy / Hockeyland met with City in October to discuss 
outstanding items.  

RZ23-02 
 
32981 & 32875 Utica 
Road 
 
Sheetz 

Conditional rezoning from CBD to 
CG to operate a gas station and 
fast food restaurant.  

Public hearing at the January 3, 2024 Planning Commission 
Meeting.  

Planning Commission recommended denial of conditional 
rezoning to City Council at January 3, 2024 Planning 
Commission Meeting.  
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PROJECT # / 
ADDRESS SCOPE STATUS / NEXT STEPS 

City Council approved Conditional Rezoning on October 30, 
2024. Applicant is currently revising the agreement in 
accordance with conditions provided at the meeting.  

“Motion by Perry supported by Sutherland to approve the 
conditional rezoning application RZ23-02 based on the 
information presented by Sheetz with modifications to the 
maintenance of landscaping, the presentation of a compliant 
lighting plan, and Sheetz covering the cost of any land 
transfers to neighboring residents.” 

The site plan will return to Planning Commission, but 
Planning Commission will only be able to ensure that the 
conditions of the conditional rezoning agreement are met.  

SP 24-01 
 
ZBA 24-03 
 
34400 Klein 
 
Foundation Solutions 
360 

Site Plan amendment to remove 
ZBA condition and add paved 
parking area. 
 
Variance amendment to remove 
shared parking requirement. 
Variance request to increase 
parking setback nonconformity. 

The site plan will be reviewed at the April 3, 2024 PC 
meeting. 

The variance requests granted at the May 2, 2024 ZBA 
meeting.  

The site plan was approved at the June 5, 2024 PC meeting. 

The site plan is in engineering review. 

ZBA 24-01 
 
31253 Utica Road 
 
Sunbelt Rentals 

Request for front parking 
setback, as well as front fence 
setback and front setback for a 
storage area.  

The variance request granted at the May 2, 2024 ZBA 
meeting. 

The site plan will be conditionally approved at the July 15, 
2024 PC meeting. A variance will be reviewed at the August 
15 ZBA meeting. This variance is part of the conditional site 
plan approval. 

Applicant is in engineering review. 

SP 23-04 
 
34575 Commerce Road 
 
Drivergent 

Request for site plan approval to 
store buses outdoors.  

Planning Commission tabled the request at the May 1, 2024 
meeting until the applicant obtains all necessary variances 
and provides revisions to the site plan. 

Applicant indicated they are wanting to move their business, 
so will not be seeking approvals for the outdoor storage. 
Applicant is currently in litigation.  

ZBA 24-04 34835 Utica 
Road 
 
SP 24-05 34835 Utica 
Road 
 
Meijer 

Request for reduction of off-street 
parking spaces.  

The variance for a parking reduction to 999 spaces was 
granted at the September 5, 2024 ZBA meeting. 

The Meijer site plan amendment to reduce the parking 
required was approved at the October 2, 2024 Planning 
Commission Meeting. 
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PROJECT # / 
ADDRESS SCOPE STATUS / NEXT STEPS 

SP 24-04 34625 Utica 
Road 
 
SLU24-02 34625 Utica 
Road 
 
ZBA 24-07 34625 Utica 
Road 
 
 
Mister Car Wash 

Request for site plan approval for 
new car wash. 
 
Request for special land use for 
open air business (outdoor 
vacuums). 
 
Variance request to increase the 
maximum illumination levels.  

Planning Commission approved the Special Land Use and 
conditionally approved the site plan on December 4, 2024 
meeting. 

The applicant is returning January 13, 2025 to seek a site 
plan amendment. 

Zoning Board will review the variance for lighting at the 
January 16, 2025 meeting. 

SP 24-06 32925 
Groesbeck Hwy 
 
Fraser Optical 

Request for exterior façade with 
materials other than brick or 
stone. 

Planning Commission approved the façade change at the 
November 6, 2024 meeting with a condition to use the brick 
façade up to the windows or door awning. 

 

ZBA 24-06 33420 Utica 
Road 
 
Use Variance for 
multiplex development 
 
SP 24-07 33420 Utica 
Road 

Request for a use variance to 
construct a multiplex 
development in the RM district. 
 
Request for site plan approval for 
multiplex development. 

The Zoning Board of Appeals approved the use variance at 
the November 7, 2024 meeting.  

Applicant will return to PC for site plan review at the January 
13, 2025 meeting. 

SP 24-08 17689 
Masonic Blvd 
 
Strip Mall 

Request for site plan approval for 
commercial strip mall. 

Planning Commission will review the site plan for a 3-unit 
strip mall at the January 13, 2025 Meeting.  

ZBA 24-08 18377 14 
Mile Road 
 
Power Solutions 

Request for a variance to use 
metal façade materials in an 
industrial district.  

The Zoning Board will review the variance request for metal 
façade materials at the January 16, 2025 Meeting. 

LOOKING FORWARD 
• Full Zoning Ordinance Rewrite (End of 2025 – Early 2026) 

CONTACT US 
Should you have any questions on the above projects or would like additional information, please contact your 
City of Fraser team at: 

• Lauren Sayre (lsayre@mcka.com)  
• Alicia Warren (awarren@mcka.com)  

mailto:lsayre@mcka.com
mailto:awarren@mcka.com
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